
City Council - Planning
Revised Meeting Agenda

 
Monday, January 27, 2020, 6:30 p.m.
Council Chambers, Guelph City Hall, 1 Carden Street

Changes to the original agenda are noted with an asterisk "*". 

Pages

1. Call to Order

2. Open Meeting

2.1 Disclosure of Pecuniary Interest and General Nature Thereof

*3. Presentation

2020 International Ice Hockey Federation (IIHF) World Juniors
Championship

Nico Daws, 2020 IIHF World Juniors Gold Medal Champion

4. Council Consent Agenda

The following resolutions have been prepared to facilitate Council’s
consideration of various matters and are suggested for consideration.
If Council wishes to address a specific report in isolation of the
Consent Agenda, please identify the item. It will be extracted and
dealt with separately as part of the Items for Discussion.

4.1 IDE-2020-05 Sign By-law Variance - 10 Woodlawn Road East 1

Recommendation:
That the request for variance from Table 1, Row 1 of Sign By-
law Number (1996)-15245, as amended, to permit one (1) non-
illuminated building sign with an area of 1.76m2 to be located
2.08m above the ground surface at the property of 10
Woodlawn Road East, be approved. (Sign B)



4.2 IDE-2020-06 Sign By-law Variance - 435 Stone Road West 7

Recommendation:
That the request for a variance from Table 2, Row 13 of
Sign By-law Number (1996)-15245, as amended, to
permit one (1) illuminated menu board/order board with
a height of 3.13m above the adjacent roadway, at the
property of 435 Stone Road West, be approved. (Sign 1)

1.

That the request for a variance from Table 2, Row 13 of
Sign By-law Number (1996)-15245, as amended, to
permit one (1) illuminated pre-sell menu board with a
height of 1.81m above the adjacent roadway at the
property of 435 Stone Road West, be approved. (Sign 2)

2.

4.3 IDE-2020-09 17 Mary Street - Heritage Permit Application
(HP19-0021) 

14

Recommendation:
That heritage permit application HP19-0021 be approved to
allow the demolition of the existing dwelling at 17 Mary Street
and the construction of a new dwelling as described in Report
IDE-2020-009.

5. Public Meeting to Hear Applications Under Sections 17, 34 and 51 of
The Planning Act

(delegations permitted a maximum of 10 minutes)

Page 2 of 5



*5.1 IDE-2020-07 Statutory Public Meeting Report - 68-76 Wyndham
Street South - Proposed Official Plan Amendment and Zoning
By-Law Amendment File:  OZS-19-013 - Ward 1 

27

Staff Presentation:

Michael Witmer, Senior Development Planner 

Delegations: 

John Cox, JL Cox Planning Consultants Inc., on behalf of the
owners *(presentation) 

Brian McCulloch, James Fryet Architect Inc., on behalf of the
owners

*Scott Frederick (presentation) 

Correspondence:

*Lorraine Pagnan

*Lisa Gray

*Fred Schafer

*Patrick Kelly

*Kaelan Forbes

 

Recommendation:
That Report IDE-2020-07 regarding proposed Official Plan
Amendment and Zoning By-law Amendment applications (File:
OZS19-013) by JL Cox Planning Consultants Inc., on behalf of
the owner, M. Flaman Productions Ltd., to permit the
development of a four storey apartment building with nine units
and a duplex on the property municipally known as 68-76
Wyndham Street South and legally described as Part of Lots 7 &
8, Registered Plan 306, City of Guelph from Infrastructure,
Development and Enterprise dated January 27, 2020, be
received.
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*5.2 IDE-2020-08 Statutory Public Meeting Report - 47-75 Willow
Road Proposed Zoning By-Law Amendment File:  OZS19-014 -
Ward 3

76

Staff Presentation: 

Katie Nasswetter, Senior Development Planner 

Delegations: 
Nancy Shoemaker, Black, Shoemaker, Robinson and Donaldson
Limited, on behalf of the owner *(presentation)

*James Gollinger, Shelldale Family Gateway 

*Dana Nuttley, Shelldale, Onward Willow Community

 

Recommendation:
That Report IDE-2020-008 regarding proposed Zoning By-law
Amendment application (File: OZS19-014) by Black,
Shoemaker, Robinson & Donaldson Ltd., on behalf of the owner,
Willow Court Ltd., to permit the development of two, six storey
mixed use buildings with ground floor commercial units and a
total of 130 apartment units on the property municipally known
as 47-75 Willow Road and legally described as Lots 6 & 7 and
Part Lot 8, Registered Plan 593, City of Guelph from
Infrastructure, Development and Enterprise dated January 27,
2020, be received.

*6. Items for Discussion 

The following items have been extracted from the Committee of the
Whole Consent Report and the Council Consent Agenda and will be
considered separately.  These items have been extracted either at the
request of a member of Council or because they include a
presentation and/or delegations.
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*6.1 IDE-2020-04 Decision Report - Official Plan Amendment No. 69
Commercial Policy Review

106

Delegations: 

*Jennifer Meader, Starlight Investments

Correspondence:  

Astrid Clos

*Jonathan Rodgers, on behalf of Loblaws Companies Limited 

Recommendation:
That Official Plan Amendment No. 69, initiated by the City of
Guelph, be approved in accordance with Attachment 1 to Report
IDE-2020-04 dated January 27, 2020.

*7. By-laws

Resolution to adopt the By-laws.  (Councillor MacKinnon)

Recommendation:
That By-Law Numbers (2020)-20473 and (2020)-20475 are hereby
passed. 

*7.1 By-Law (2020)-20473 140

A by-law to amend the Official Plan for the City of Guelph to
implement the Commercial Policy Review Preferred Framework
(2018) policy and land use designation recommendations.

*7.2 By-Law (2020)-20475 162

A by-law to confirm the proceedings of meetings of Guelph City
Council held January 27, 2020.

8. Mayor’s Announcements

Please provide any announcements, to the Mayor in writing, by 12
noon on the day of the Council meeting.

9. Adjournment
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Staff 

Report  

 

To   City Council 

Service Area  Infrastructure, Development and Enterprise Services 

Date   Monday, January 27, 2020  

Subject  Sign By-law Variance - 10 Woodlawn Road East 

Report Number  IDE-2020-05 
 

Recommendation 

That the request for variance from Table 1, Row 1 of Sign By-law Number (1996)-

15245, as amended, to permit one (1) non-illuminated building sign with an area of 
1.76m2 to be located 2.08m above the ground surface at the property of 10 
Woodlawn Road East, be approved. (Sign B) 

 

Executive Summary 

Purpose of Report 

This report is to advise Council of sign by-law variance request for 10 Woodlawn 
Road East. 

Key Findings 

The City of Guelph Sign By-law Number (1996)-15245, as amended, requires a 
building sign more than 1m2 to be located a minimum height of 2.4m above the 

ground surface in a Community Shopping Centre Zone (CC.-2). 

Steel Art Signs has submitted a sign by-law variance application on behalf of 

Canadian Tire Real Estate Ltd. to permit one (1) non-illuminated building sign with 
an area of 1.76m2 to be located 2.08m above the ground surface at the property of 
10 Woodlawn Road East (Sign B). 

The requested variances from the Sign By-law are recommended for approval for 
the following reasons: 

 The request is minor; 
 The proposed sign is replacing and legalizing a similar sign that was in the same 

location; 

 The proposed sign will have a minimal projection from the building (0.05m) and 
therefore will not pose a hazard to any persons entering or exiting the building; 

 The proposed location of the sign will not detract from the appearance of the 
building; and 

 The proposed sign will not have a negative impact on the streetscape or 

surrounding area. 

Financial Implications 

Not applicable. 
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Report 

The City of Guelph Sign By-law Number (1996)-15245, as amended, requires a 

building sign more than 1m2 to be a minimum height of 2.4m above the ground 
surface in a Community Shopping Centre Zone (CC.-2). 

Steel Art Signs has submitted a sign by-law variance application on behalf of 
Canadian Tire Real Estate Ltd. to permit one (1) non-illuminated building sign with 
an area of 1.76m2 to be located 2.08m above the ground surface at the property of 

10 Woodlawn Road East. (See “Attachment 1 – Location Map”). 

Table 1 - the requested variance is as follows: 

 By-law Requirements  Request 

Minimum height above 
the ground surface 

2.4m 2.08m 

Please see “Sign B on Attachment 2 – Sign Variance Drawings” 

The following is a summary of what the applicant has provided to support the 
application: 

 The sign is part of Canadian Tire’s corporate signage standard; 
 There is a minimal difference between what is proposed and what is permitted;   

 The proposed sign is the appropriate size for the store elevation; and  
 The proposed sign will not alter the essential character of the area, will not 

adversely affect adjacent properties and will not adversely affect the public 
interest.  

The requested variances from the Sign By-law are recommended for approval for 

the following reasons: 

 The request is minor; 

 The proposed sign is replacing and legalizing a similar sign that was in the same 
location; 

 The proposed sign will have a minimal projection from the building (0.05m) and 

therefore will not pose a hazard to any persons entering or exiting the building; 
 The proposed location of the sign will not detract from the appearance of the 

building; and 
 The proposed sign will not have a negative impact on the streetscape or 

surrounding area. 

Financial Implications 

Not applicable. 

Consultations 

At the time of the writing of this report, Staff have not received communications 

from any stakeholders. A notice about this application will be online and in City 
News two weeks prior to the meeting date.  

Staff will inform the Applicant of Council’s decision in writing. 
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Strategic Plan Alignment 

Powering our future – helping businesses succeed.  

Attachments 

Attachment-1 Location Map 

Attachment-2 Sign Variance Drawings 

Departmental Approval 

Not applicable.  

Report Author 

Bill Bond, Zoning Inspector III/Senior By-law Administrator 

Approved By 

Patrick Sheehy, Program Manager – Zoning  

Jeremy Laur, Chief Building Official 

 

Approved By 

Todd Salter, MCIP, RPP 

General Manager, Planning and 

Building Services 

Infrastructure, Development and 

Enterprise Services 

519-837-5615 extension 2395  

todd.salter@guelph.ca

 

Recommended By 

Kealy Dedman, P. Eng., MPA 

Deputy Chief Administrative Officer 

Infrastructure, Development and 

Enterprise Services 

519-822-1260 extension 2248 

kealy.dedman@guelph.ca 
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Attachment-1 Location Map 
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Attachment- 2 Sign Variance Drawings (provided by the 
Applicant) 

Proposed one (1) non-illuminated building sign with an area of 1.76m2 (Sign B). 

 

 

 

Proposed sign location of Sign B 2.08m above the ground surface. The other signs 

are existing and are to remain. 
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Attachment- 2 Sign Variance Drawings (provided by the 
Applicant) 

Proposed sign labelled below as “SIGN B”. All other signs identified are existing 
signs and are to remain. 
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Staff 

Report  

 

To   City Council 

Service Area  Infrastructure, Development and Enterprise Services 

Date   Monday, January 27, 2020  

Subject  Sign By-law Variance - 435 Stone Road West 

Report Number  IDE-2020-06 
 

Recommendation 

1. That the request for a variance from Table 2, Row 13 of Sign By-law Number 

(1996)-15245, as amended, to permit one (1) illuminated menu board/order 
board with a height of 3.13m above the adjacent roadway, at the property of 
435 Stone Road West, be approved. (Sign 1) 

2. That the request for a variance from Table 2, Row 13 of Sign By-law Number 
(1996)-15245, as amended, to permit one (1) illuminated pre-sell menu board 

with a height of 1.81m above the adjacent roadway at the property of 435 Stone 
Road West, be approved. (Sign 2) 

 

Executive Summary 

Purpose of Report 

This report is to advise Council of sign by-law variance requests for 435 Stone Road 

West. 

Key Findings 

The City of Guelph Sign By-law Number (1996)-15245, as amended, restricts the 
number of menu boards on a property to one, with a maximum height of 2m above 
an adjacent roadway.  

Permit World has submitted a sign by-law variance application on behalf of Stone 
Road Holdings Inc. to permit: 

 one (1) illuminated menu board/order board with a height of 3.13m above the 
adjacent roadway; and 

 one (1) illuminated pre-sell menu board with a height of 1.81m above the 

adjacent roadway. 

These signs are in addition to the one (1) menu board which a permit has been 

issued for.  

The requested variances from the Sign By-law are recommended for approval for 
the following reasons: 

 The locations of the menu boards were reviewed during the site plan process 
and were found to compliment the configuration of the site; 
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 The building is positioned between the proposed menu boards and Edinburgh 
Road South; therefore, they will not negatively impact street traffic; 

 The height of the menu/order area (Sign 1) is 1.75m and the remainder of the 

overall height is the canopy structure of the sign;  
 The size of the proposed Sign 2 complies with all size regulations; and 

 The proposed sign will not have a negative impact on the streetscape or 
surrounding area. 

Financial Implications 

Not applicable. 
 

Report 

The City of Guelph Sign By-law Number (1996)-15245, as amended, restricts the 
number of menu boards on a property to one, with a maximum height of 2m above 
an adjacent roadway.  

Permit World has submitted a sign by-law variance application on behalf of Stone 
Road Holdings Inc. to permit: 

 one (1) illuminated menu/order board with a height of 3.13m above the 
adjacent roadway; and 

 one (1) illuminated pre-sell menu board with a height of 1.81m above the 

adjacent roadway. 

These signs are in addition to the one (1) menu board which a permit has been 

issued for at 435 Stone Road West.  

Table 1 - the requested variance is as follows: 

 By-law Requirements Request 

Number of menu boards 
permitted 

1 3 

Maximum height 
permitted above an 
adjacent roadway 

2.0m To permit one (1) 
menu/order board with a 
height of 3.13m. Note: 

The other two (2) 
menu/order boards 

comply. 

Please see “Attachment 2 – Sign Variance Drawings” 

The following is a summary of what the applicant has provided to support the 
application: 

 The proposed signs are part of Starbucks corporate standards; 

 The proposed signs will not be visible from Stone Road West or Edinburgh Road 
South; and 

 The proposed signage will not alter the character of the area and will not 
negatively impact the existing conditions of the mall or its surrounding areas.  
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The requested variances from the Sign By-law are recommended for approval for 
the following reasons: 

 The locations of the menu boards were reviewed during the site plan process 

and were found to compliment the configuration of the site; 
 The building is positioned between the proposed menu boards and Edinburgh 

Road South; therefore, they will not negatively impact passing street traffic; 
 The height of the menu/order area (Sign 1) is 1.75m and the remainder of the 

overall height is the canopy structure of the sign;  

 The size of the proposed Sign 2 complies with all size regulations; and 
 The proposed sign will not have a negative impact on the streetscape or 

surrounding area. 

Financial Implications 

Not applicable. 

Consultations 

At the time of the writing of this report, Staff have not received communications 
from any stakeholders. A notice about this application will be online and in City 
News two weeks prior to the meeting date.  

Staff will inform the Applicant of Council’s decision in writing. 

Strategic Plan Alignment 

Powering our future – helping businesses succeed. 

Attachments 

Attachment-1 Location Map 

Attachment-2 Sign Variance Drawings 

Departmental Approval 

Not applicable.  

Report Author 

Bill Bond, Zoning Inspector III/Senior By-law Administrator 
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Approved By 

Patrick Sheehy, Program Manager – Zoning  

Jeremy Laur, Chief Building Official 

 

Approved By 

Todd Salter, MCIP, RPP 

General Manager, Planning and 

Building Services 

Infrastructure, Development and 

Enterprise Services 

519-837-5615 extension 2395  

todd.salter@guelph.ca

 

Recommended By 

Kealy Dedman, P. Eng., MPA 

Deputy Chief Administrative Officer 

Infrastructure, Development and 

Enterprise Services 

519-822-1260 extension 2248 

kealy.dedman@guelph.ca 
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Attachment-1 Location Map 
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Attachment- 2 Sign Variance Drawings (provided by the 
Applicant) 

Sign 1 - Proposed illuminated menu board/order board with a height of 3.13m 

above the adjacent roadway (height of the menu/order area is 1.75m and the 
remainder of the overall height is the canopy structure of the sign). 

 

Sign 2 - Proposed illuminated pre-sell menu board with a height of 1.81m above 

the adjacent roadway, with a sign face area of 0.62m2. Sign dimensions comply 

with regulations. Variance is to permit this as an additional sign on the property.   
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Attachment- 2 Sign Variance Drawings (provided by the 
Applicant) 

Proposed locations on the property (identified as 1 and 2 below) 
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Staff 

Report  

 

To   City Council 

Service Area  Infrastructure, Development and Enterprise Services 

Date   Monday, January 27, 2020  

Subject  17 Mary Street- Heritage Permit Application (HP19-0021) 

Report Number  IDE-2020-09 
 

Recommendation 

That heritage permit application HP19-0021 be approved to allow the demolition of 

the existing dwelling at 17 Mary Street and the construction of a new dwelling as 
described in Report IDE-2020-09. 

 

Executive Summary 

Purpose of Report 

To recommend the approval of heritage permit HP19-0021 to allow the demolition 

of the existing dwelling at 17 Mary Street and the construction of a new dwelling as 
proposed in plans prepared for the property owner by Groen Design.  

Key Findings 

 Although the original portion of the existing dwelling at 17 Mary Street appears to 

have been built before 1862 then added onto by 1877, over time unsympathetic 

alterations have removed almost all of the building’s heritage attributes and 

heritage character defining elements that would make it a contributor to the 

cultural heritage value of the Mary Street streetscape and the Brooklyn and 

College Hill Heritage Conservation District. Staff have no objection to the proposed 

demolition. 

 The proposed design for the new dwelling (Attachment 4) satisfies the 

requirements of the Brooklyn and College Hill Heritage Conservation District Plan 

and Guidelines. 

 Heritage Guelph has reviewed the permit application and provided their support 

for the demolition and the proposed new dwelling design. 

Financial Implications 

None 
 

Report 

As the subject property (17 Mary Street) is located within the Brooklyn and 
College Hill Heritage Conservation District, it is designated under Part V of 

the Ontario Heritage Act through By-law (2014)-19812.  The real property is 
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one of the original lots created by the registration the Thompson Survey 

(Plan 37) in 1856.  The front gable portion of the existing house was built 
before 1862 and the addition to the north was built before 1877.  The 

building footprint is indicated on Cooper’s maps of Guelph from those dates.  
The building is shown as wood frame construction with a roughcast stucco 
exterior on the 1897 (1911), 1922 (1929) and 1946 editions of the Guelph 

Fire Insurance Plans.  A detached, wood frame garage is shown by 1929 and 
its orientation changes by 1946 to what is seen today. 

The Senior Heritage Planner conducted a site visit with the property owner to 
determine the physical integrity of the built heritage resource.  There are no 
original interior features that could be considered as heritage character-

defining elements. The only exterior feature that relates to the original house 
is the overall 1.5-storey form.  As seen in the Couling Architectural Inventory 

photo (Attachment 2, Figure 8), the original fenestration (window and door 
openings) has been greatly altered and the original roughcast stucco had 
been covered with insulbrick and metal siding.  Only one original wood 

window sash remains with all others having been replaced with modern units.  
The detached garage appears to be as built before 1946 but has little cultural 

heritage value as it is not part of the original property design. 

It is staff’s opinion that over time unsympathetic alterations have removed 

almost all of the building’s heritage attributes and heritage character defining 
elements that would make it a contributor to the cultural heritage value of 
the Mary Street streetscape and the Brooklyn and College Hill Heritage 

Conservation District. Staff have no objection to the proposed demolition of 
the existing house and detached garage. 

According to Section 42 of the Ontario Heritage Act, any proposed new 
construction, alteration, demolition or removal that would affect the heritage 
character of the property or the district is required to obtain approval 

through the heritage permit process.  The construction of a new residential 
building on the subject property requires a heritage permit application as per 

Section 4.4 of the HCD Plan and Guidelines. 

The owner of the property, has proposed demolition of both the existing 
house and detached garage and has submitted a design for the construction 

of a new house on the lot.  After preliminary discussion between the Senior 
Heritage Planner and the owner, revisions were made to the initial design.  

The proposed 2-storey house will face Mary Street and the attached garage 
will be stepped back from the house front.  The house front will have the 
appearance of traditional limestone construction with the rear exterior in 

brick (see Attachment 4). 

Staff is of the opinion that heritage permit HP19-0021 for the construction of 

a new dwelling at 17 Mary Street is in keeping with proper heritage 
conservation practice and satisfies guideline section 4.4 of the Brooklyn and 
College Hill HCD Plan. The design as presented does not pose a negative 

impact to the heritage attributes protected by the heritage district 
designation by-law. Heritage permit application HP19-0021 is now 

recommended for approval under section 42 of Part V of the Ontario Heritage 
Act. 
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Financial Implications 

None 

Consultations 

At their meeting of December 9, 2019 Heritage Guelph carried the following 
motions. 

That Heritage Guelph has no objection to the demolition of the existing 2-
storey dwelling and detached garage at 17 Mary Street as proposed in 
demolition permit application (2019-7486 DP) and heritage permit 

application HP19-0021; and  

That Heritage Guelph supports (in principle) the property owner’s proposal to 
construct a single, detached, 2-storey dwelling at 17 Mary Street, as 
presented in heritage permit application HP19-0021 and in conceptual 

elevation drawings shown at the December 9 2019 meeting of Heritage 
Guelph; and  

That any modifications necessary to complete the design that are minor in 
nature may be dealt with by the Senior Heritage Planner. 

Strategic Plan Alignment 

The recommendations in this report align with the Sustaining Our Future priority 
area of the City’s Strategic Plan.  The conservation of cultural heritage resources, 

including significant cultural heritage landscapes such as the Brooklyn College Hill 
Heritage Conservation District, is part of how Guelph is planning for an increasingly 

sustainable City.  

Attachments 

Attachment-1 Location of 17 Mary Street and Plan of Survey  

Attachment-2 Historical Images Showing Subject Property 

Attachment-3 Current Images of Subject Property  

Attachment-4 Proposed design for new dwelling at 17 Mary Street (Groen Design 
dated November 27, 2019) 

Report Author 

Stephen Robinson, Senior Heritage Planner 

Approved By 

Melissa Aldunate, MCIP, RPP, Manager, Planning Policy and Urban Design  
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Approved By 

Todd Salter, MCIP, RPP 
General Manager Planning and 

Building Services 
Infrastructure, Development and 
Enterprise Services 

519-822-1260 extension 2395 
todd.salter@guelph.ca 

 

  
Recommended By 

Kealy Dedman, P. Eng., MPA 
Deputy Chief Administrative Officer  

Infrastructure, Development and 
Enterprise Services 
519-822-1260 extension 2248 

kealy.dedman@guelph.ca 
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Attachment-1 Location of 17 Mary Street and Plan of Survey 

 

Figure 1 - Location of 17 Mary Street. (Image: City of Guelph GIS) 

 

 

Figure 2 - Detail from Plan of Survey of Part of Lots 28 and 34, Registered Plan 34. 

(Van Harten Surveying Inc., July 17, 2009) 
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Attachment-2 Historical Images Showing Subject Property 

 

Figure 3 – Detail from plan of the Estate of Mr. Robert Thompson or the “Thompson 

Survey” known as Plan 37, registered in 1856. 

 

 

 

Figure 4 - Detail from Cooper's Map of the Town of Guelph, 1862 (Image: Guelph 

Civic Museum) 
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Figure 5 - Detail from Cooper's Map of the City of Guelph, 1877 (Image: Guelph 

Civic Museum) 

 

 

Figure 6 - Guelph Fire Insurance Plan, 1922 (revised 1929). (Image: Guelph Civic 

Museum) 
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Figure 7 - Guelph Fire Insurance Plan, 1946. (Image: Guelph Civic Museum) 

 

 

Figure 8 – 17 Mary Street (Photo: Couling Architectural Inventory, 1974) 

 

  

Page 21 of 162



 

 
Page 9 of 13 

 

Attachment-3 Current images of Subject Property  

 

Figure 9 - 17 Mary St 

 

 

Figure 10 - 17 Mary St 
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Figure 11 - 17 Mary St 

 

 

Figure 12 - 17 Mary St 
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Figure 13 - 17 Mary St, detached garage 
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Attachment-4 Proposed design for new dwelling at 17 Mary Street  

(Groen Design, dated November 27, 2019) 
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Staff 

Report  

 

To City Council

Service Area Infrastructure, Development and Enterprise Services

Date Monday, January 27, 2020 

Subject Statutory Public Meeting Report  
68-76 Wyndham Street South  

Proposed Official Plan Amendment and Zoning 
By-law Amendment  

File: OZS19-013  
Ward 1

Report Number IDE-2020-07 
 

Recommendation 

That Report IDE-2020-07 regarding proposed Official Plan Amendment and Zoning 

By-law Amendment applications (File: OZS19-013) by JL Cox Planning Consultants 
Inc., on behalf of the owner, M. Flaman Productions Ltd., to permit the 
development of a four storey apartment building with nine units and a duplex on 

the property municipally known as 68-76 Wyndham Street South and legally 
described as Part of Lots 7 & 8, Registered Plan 306, City of Guelph from 

Infrastructure, Development and Enterprise dated January 27, 2020, be received. 
That 

 

Executive Summary 

Purpose of Report 

To provide planning information on applications requesting approval of an Official 

Plan Amendment and Zoning By-law Amendment to permit the development of a 
four storey apartment building with nine units as well as a duplex on the property 
municipally known as 68-76 Wyndham Street. This report has been prepared in 

conjunction with the Statutory Public Meeting for the applications. 

Key Findings 

Key findings will be reported in the future Infrastructure, Development and 
Enterprise recommendation report to Council. 

Financial Implications 

Financial implications will be reported in the future Infrastructure, Development and 

Enterprise recommendation report to Council. 
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Report 

Background 

Applications for an Official Plan Amendment and Zoning By-law Amendment have 
been received for the property municipally known as 68-76 Wyndham Street from 

JL Cox Planning Consultants Inc. on behalf of the property owner, M. Flaman 
Productions Ltd. The applications have been submitted to permit the development 

of a four storey apartment building with a total of nine units as well as a separate 
duplex building on the subject lands (for 11 dwelling units total). The Official Plan 
Amendment and Zoning By-law Amendment applications were received by the City 

on November 18, 2019 and deemed to be complete on December 16, 2019. 

The Official Plan Amendment proposes to introduce a new, site-specific policy for 

the subject lands to permit a maximum net density of 93 units per hectare for the 
portion of the subject property proposed for the development of the apartment 
building. The existing “Residential 1” land use designation in the Downtown 

Secondary Plan would remain in effect. 

The Zoning By-law Amendment proposes to rezone the subject lands from the 

current specialized ‘Residential Single Detached’ (R.1B-10) zone to a specialized 
‘Residential Infill Apartment’ (R.4D-?) zone for the southern portion of the site and 
to a specialized ‘Residential Semi-Detached/Duplex’ (R.2-?) zone for the northern 

portion of the site. 

Location 

The subject lands are located at the southeast corner of the intersection of 
Wyndham Street South and Howitt Street. The subject lands are on the segment of 

Wyndham Street South between Wellington Street East and York Road (see 
Location Map and Orthophoto in Attachment 1 and Attachment 2, respectively). The 
subject lands have a total site area of 0.1455 hectares, with a frontage of 58.3 

metres along Wyndham Street South and 14 metres along Howitt Street. 

Surrounding land uses include: 

 To the north, single detached dwellings along the south side of Howitt Street, 
across from which is a ten storey apartment building; 

 To the east, cluster townhouses facing York Road; 

 To the south, single detached dwellings along the east side of Wyndham 
Street South; and 

 To the west, commercial buildings, including a property which has approved 
zoning for the redevelopment of into a 14-storey apartment building. 

Existing Official Plan Land Use Designations and Policies 

The Official Plan land use designation that applies to the subject lands is 
“Residential 1” in the Downtown Secondary Plan (See Attachment 4). The 

Residential 1 land use designation applies to portions of broader residential 
neighbourhoods that extend into Downtown and are predominantly occupied by 

low-rise forms of housing. This includes detached and semi-detached dwellings, 
townhouses and apartment buildings. Duplex dwellings as well as multiple unit 
residential buildings such as townhouses and apartments are permitted in this land 

use designation between a net density of 15 to 35 units per hectare and height 
range of 2-4 storeys. 
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Further details of the “Residential 1” land use designation in the Downtown 
Secondary Plan is included in Attachment 3. 

Existing Zoning 

The subject lands are currently zoned specialized “Residential Single Detached” 
(R.1B-10) according to Zoning By-Law (1995)-14865, as amended (See Map in 

Attachment 4). The R.1B-10 Zone permits single detached dwellings along with 
several related accessory uses. 

The existing zoning map is included in Attachment 4. 

Proposed Official Plan Amendment 

The applicant is requesting an Official Plan Amendment to add a site specific policy 

to the existing “Residential 1” land use designation in the Downtown Secondary 
Plan to permit a maximum net density of 93 units per hectare. The Official Plan 

currently limits net density on the subject lands to 35 units per hectare, as per the 
policies in the Low Density Residential designation.  

The proposed Official Plan Amendment is included in Attachment 4. 

Proposed Zoning By-law Amendment 

The purpose of the proposed Zoning By-law Amendment is to change the zoning 

from the current specialized “Residential Single Detached” (R.1B-10) Zone to a 
specialized ‘Residential Infill Apartment’ (R.4D-?) zone for the southern portion of 

the site and to a specialized ‘Residential Semi-Detached/Duplex’ (R.2-?) zone for 
the northern portion of the site. 

The applicant has requested to develop the property in accordance with the 

permitted regulations and provisions of the standard R.4D Zone and R.2 Zone with 
site specific regulations.  

For the southern portion of the property proposed to be rezoned a specialized 
‘Residential Infill Apartment’ (R.4D-?) zone, the applicant has requested the 

following specialized provisions apply: 

 To permit a minimum front yard setback of 2 metres, whereas a minimum of 
3 metres is required; 

 To permit a minimum interior side yard setback on the east side of the 
building of 1.5 metres, whereas a minimum interior side yard setback of 3 

metres of half the building height is required; 
 To permit a minimum rear yard setback of 5.4 metres, whereas a minimum of 

7.5 metres is required; and 

 To permit a minimum of 12 off-street parking spaces for the nine unit 
apartment building, whereas a minimum of 14 off-street parking spaces are 

required. 

For the northern portion of the property proposed to be rezoned a specialized 
‘Residential Semi-Detached/Duplex’ (R.2-?) zone, the applicant has requested the 

following specialized provisions apply: 

 To permit a minimum lot area of 306 square metres, whereas a minimum of 

460 square metres is required; 
 To permit a minimum lot frontage (along Howitt Street) of 11 metres, 

whereas a minimum of 15 metres is required; 
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 To permit a minimum front yard setback of 4.3 metres, whereas a minimum 
of 6 metres is required; 

 To permit a minimum exterior side yard setback of 2 metres (to Wyndham 

Street South), whereas a minimum of 4.5 metres is required; 
 To permit a minimum rear yard setback of 2.6 metres whereas a minimum 

rear yard setback of 20% of the total lot depth or half the building height, but 
in no case less than 7.5 metres is required; and 

 To permit a maximum lot coverage of 55%, whereas lot coverage is limited to 

40%. 

The proposed Zoning is shown in Attachment 5. 

Proposed Development 

The property owner is proposing to redevelop the subject lands to include a four (4) 

storey apartment building with nine dwelling units as well as a separate duplex 
building. As a result of the proposed redevelopment, the total number of dwelling 
units on the subject property would be 11. The apartment building would occupy 

the south portion of the site, and the duplex would be situated on the north portion 
of the site, directly at the southeast corner of the intersection of Wyndham Street 

South and Howitt Street. 

A total of 14 off-street parking spaces is proposed to be provided for the 
development. Specifically, two parking spaces are proposed for the duplex (one per 

unit), and the remaining 12 are proposed for the apartment building.  

The existing buildings on the subject lands would be demolished to accommodate 

the proposed residential development. 

The proposed redevelopment concept plan is shown in Attachment 6. 

Supporting Documents 

The following information was submitted in support of the applications: 

 Planning Justification Report, prepared by JL Cox Planning Consultants Inc., 

dated November 8, 2019; 
 Conceptual Site Plan, prepared by James Fryett Architect Inc., dated August 

9, 2019; 
 Urban Design Brief, prepared by James Fryett Architect Inc., dated November 

2019; 

 Building Elevations/3D Perspective Drawings, prepared by James Fryett 
Architect Inc., dated May 24, 2019; 

 Functional Servicing and Stormwater Management Report, prepared by EXP 
Services Inc., dated July 16, 2019: 

 Site Grading, Servicing, Drainage and Erosion and Sediment Control Plans, 

prepared by EXP Services Inc., dated July 16, 2019; 
 Detailed Noise Study, prepared by Swallow Acoustics/Thornton Tomasetti, 

dated August 8, 2019; 
 Plan of Survey, prepared by Black, Shoemaker, Robinson & Donaldson Ltd., 

dated May 16, 2019; and 

 Topographic Sketch/Existing Conditions Plan, prepared by Black, Shoemaker, 
Robinson & Donaldson Ltd., dated April 10, 2019. 
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Staff Review 

The review of this application will address the following: 

 Evaluation of the proposal against the Provincial Policy Statement and A Place 
to Grow: Growth Plan for the Greater Golden Horseshoe (2019); 

 Evaluation of the proposal’s conformity with the Official Plan and Downtown 

Secondary Plan land use designations and policies, including any related 
amendments; 

 Consideration of the merits of the Official Plan Amendment; 
 Review of the proposed zoning, including specialized regulations; 
 Review of the built form and design of the proposed development; 

 Review of the proposal’s land use and built form compatibility with adjacent 
and established land uses; 

 Review of site serving and grading; 
 Review how the proposed development addresses applicable sections of the 

Community Energy Initiative update; and 

 Address all comments and issues raised during the review of the application. 

Once the application is reviewed and all issues are addressed, a report from 

Infrastructure, Development and Enterprise with a recommendation will be 
considered at a future meeting of Council. 

Financial Implications 

Financial implications will be reported in the future staff recommendation report to 
Council. 

Consultations 

The Notice of Complete Application and Public Meeting was mailed on December 23, 

2019 to local boards and agencies, City service areas and property owners within 
120 metres of the subject lands. The Notice of Public Meeting was also advertised in 

the Guelph Mercury Tribune on January 9, 2020. Notice of the application has also 
been provided by signage on the property, which was installed on December 31, 
2019. All supporting documents and drawings submitted with the application have 

been posted on the City’s website. 

Strategic Plan Alignment 

Priority 

Sustaining our future  

Direction 

Plan and Design an increasingly sustainable city as Guelph grows 

Alignment 

The review of this development application will include an assessment of its 
conformity with the policies of the City’s Official Plan, which is the City’s key 

document for guiding future land use and development. The Official Plan’s vision is 
to plan and design an increasingly sustainable city as Guelph grows. 

Priority 

Working together for our future 
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Direction 

Improve how the City communicates with residents and delivers services 

Alignment 

The Public Meeting being held on the proposed development applications provides 

the opportunity for City Council, residents and community groups to learn more, 
ask questions and provide comments on the proposed development. 

Attachments 

Attachment-1  Location Map and 120 m Circulation 

Attachment-2  Aerial Photograph 

Attachment-3  Official Plan Land Use Designations and Policies 

Attachment-4  Proposed Official Plan Amendment and Associated Policies 

Attachment-5  Existing Zoning 

Attachment-6  Proposed Zoning and Details 

Attachment-7  Proposed Development Concept 

Attachment-8  Conceptual Renderings 

Departmental Approval 

Not applicable 

Report Author 

Michael Witmer, MCIP, RPP, Senior Development Planner 

Approved By 

Chris DeVriendt, MCIP, RPP, Manager of Development Planning 

 

Approved By 

Todd Salter, MCIP, RPP 

General Manager, Planning and 

Building Services 

Infrastructure, Development and 

Enterprise Services 

519-822-1260 extension 2395 

todd.salter@guelph.ca

 

Recommended By 

Kealy Dedman, P.Eng., MPA 

Deputy Chief Administrative Officer 

Infrastructure, Development and 

Enterprise Services 

519-822-1260 extension 2248 

kealy.dedman@guelph.ca 
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Attachment 1: Location Map and 120 m Circulation
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Attachment 2: Aerial Photograph
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Attachment 3: Official Plan Land Use Designations and 
Policies 
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Attachment 3 (continued) 

Official Plan Land Use Designations and Policies 

 

11.1.7.7 Residential 1 Areas 

 

11.1.7.7.1 

Residential 1 areas include portions of broader residential neighbourhoods that 
extend into Downtown. They are mostly occupied by low-rise forms of housing, 
including detached and semi-detached houses, townhouses and apartment 

buildings. The intent is to generally maintain the character of these areas. 

 

11.1.7.7.2 

Notwithstanding Schedule D, the Zoning By-law may establish maximum building 

heights less than the maximum shown on Schedule D of 3 storeys in Residential 1 
Areas to ensure new development is compatible with the surrounding 
neighbourhood. 

 

11.1.7.7.3 

The policies of the Official Plan, applicable to General Residential shall apply to 
Residential 1 areas. 

 

11.1.7.7.4 

In addition to the General Residential policies, it is the intent of the Downtown 

Secondary Plan that the existing properties containing small-scale employment uses 
in the area east of the Speed River may continue and be recognized through the 

Zoning By-law, where impacts, such as noise, odour, loading, dust and vibration, on 
surrounding residential uses are minimal. 

 

11.1.7.7.5 

In addition to the General Residential policies, a free-standing office shall be 

permitted on the property known municipally as 5 Ontario Street. 

 

11.1.7.7.6 

Within the Residential 1 designation at 72 York Road, the minimum net density of 

development shall comply with the Medium Density Residential designation of the 
Official Plan.  
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Attachment 3 (continued):  

Official Plan Land Use Designations and Policies 

 

9.3.2 Low Density Residential 

This designation applies to residential areas within the built-up area of the city 
which are currently predominantly low-density in character. The predominant land 
use in this designation shall be residential. 

 

Permitted Uses 

1. The following uses may be permitted subject to the applicable provisions of this 
Plan: 

i. detached, semi-detached and duplex dwellings; and 
ii. multiple unit residential buildings, such as townhouses and apartments. 

 

Height and Density 

The built-up area is intended to provide for development that is compatible with 

existing neighbourhoods while also accommodating appropriate intensification to 
meet the overall intensification target for the built-up area as set out in Chapter 3. 

The following height and density policies apply within this designation: 

 

2. The maximum height shall be three (3) storeys. 

3. The maximum net density is 35 units per hectare and not less than a minimum 
net density of 15 units per hectare. 

4. Notwithstanding policies 9.3.2.2 and 9.3.2.3, increased height and density may 
be permitted for development proposals on arterial and collector roads without 
an amendment to this Plan up to a maximum height of six (6) storeys and a 

maximum net density of 100 units per hectare in accordance with the Height 
and Density Bonus policies of this Plan. 
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Attachment 4: Proposed Official Plan Amendment 

The proposed Official Plan Amendment applies to Part of Lots 7 & 8, Registered Plan 

306, City of Guelph municipally known as 68-76 Wyndham Street South (‘subject 
lands’). The purpose of the proposed Official Plan Amendment is to limit the net 
density to a maximum of 93 units per hectare. 
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Attachment 5: Existing Zoning 
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Attachment 6: Proposed Zoning and Details 
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Attachment 6 (continued): Proposed Zoning and Details 

Specialized R.4D-? (Residential Infill Apartment) Zone (southern 

portion of property) 

Regulations 

In accordance with Section 4 (General Provisions) and Section 5.4 and Table 5.4.2 
(Regulations Governing R.4 Zones) of Zoning By-law (1995)-14864, as amended, 

with the following exceptions: 

 

 To permit a minimum front yard setback of 2 metres, whereas a minimum front 

yard setback of 3 metres is required. 
 To permit a minimum interior side yard setback on the east side of the building 

of 1.5 metres, whereas a minimum interior side yard setback of 3 metres of half 
the building height is required. 

 To permit a minimum rear yard setback of 5.4 metres, whereas a minimum rear 

yard setback of 7.5 metres is required. 
 To permit a minimum of 12 off-street parking spaces for the nine unit apartment 

building, whereas a minimum of 14 off-street parking spaces are required. 
 

Specialized R.2-? (Residential Semi-Detached/Duplex) Zone 

(northern portion of property) 

Regulations 

In accordance with Section 4 (General Provisions) and Section 5.4 and Table 5.2.2 
(Regulations Governing R.2 Zones) of Zoning By-law (1995)-14864, as amended, 

with the following exceptions: 

 

 To permit a minimum lot area of 306 square metres, whereas a minimum lot 
area of 460 square metres is required. 

 To permit a minimum lot frontage (along Howitt Street) of 11 metres, whereas a 
minimum lot frontage of 15 metres is required. 

 To permit a minimum front yard setback of 4.3 metres, whereas a minimum 

front yard setback of 6 metres is required. 
 To permit a minimum exterior side yard setback of 2 metres (to Wyndham 

Street South), whereas a minimum exterior side yard setback of 4.5 metres is 
required. 

 To permit a minimum rear yard setback of 2.6 metres whereas a minimum rear 

yard setback of 20% of the total lot depth or half the building height, but in no 
case less than 7.5 metres is required. 

 To permit a maximum lot coverage of 55%, whereas lot coverage is limited to 
40%. 
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Attachment 6 (continued): Proposed Zoning and Details 
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Attachment 6 (continued): Proposed Zoning and Details 
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Attachment 6 (continued): Proposed Zoning and Details 
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Attachment 6 (continued): Proposed Zoning and Details
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Attachment 6 (continued): Proposed Zoning and Details 
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Attachment 6 (continued): Proposed Zoning and Details 
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Attachment 6 (continued): Proposed Zoning and Details 
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Attachment 7: Proposed Development Concept 
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Attachment 8: Conceptual Renderings 
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Correspondence  

IDE-2020-07 68-76 Wyndham Street South OZS-19-013   

 

Hi Mike, 

Wondering if you have anymore info on 68-76 Wyndham street?  I have noticed 

that they are only planning on having one parking place per unit in each half of the 

duplex.  What is required.  As well I would assume that each duplex could have its 

own accessory apartment and therefore, the one parking  per unit would be 

inadequate?  This is also suppose to be developed as a site specific zone, does this 

mean there are certain parameters that have to be met?  Again I think that this is 

over built for two former residential lots and that the design of the buildings and 

placement on the site proposed does not integrate well into the beautiful residential 

homes on Howitt Street, nor provide a scenic gateway into the downtown, 

especially being so close to our Heritage Rivers. 

As well there seems to be to many requests for relief of all regulations for this site, 

such as parking, side yard and front yard variances.  This tells me that this is not a 

suitable project for this site. 

Cheers, 

Lorraine Pagnan 
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January 22, 2020 

 

To: City Clerk’s Office  

City of Guelph 

Via email:  clerks@guelph.ca   

 

 

RE: Comments to Council  

Official Plan Amendment and Zoning By-Law Amendment Applications  

68 – 76 Wyndham Street South 

File: OZS19-013 

 

The purpose of this letter is to provide comments to Council regarding the by-law amendment application to increase the 

allowable maximum net density for the subject properties noted above.  Based on the renderings posted on the billboard, 

the requested design of the buildings’ exterior does not align with the adjacent architecture of the neighborhood, as such 

the development application should be rejected as submitted.    

Rendering from posted billboard of proposed development:  

 

 

Photo of recently built homes on Wyndham between Howitt and York: 
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The neighborhood consists of historic single-family dwellings as well as recently built homes and townhomes, which align 

with the aesthetics of the neighborhood.  It appears that the requested increased density has negatively affected the 

aesthetics of the requested development.  The allowable density should be reduced in order to allow the land owner 

developer to align the design with the neighborhood while remaining within their proforma budget.   The roof line of the 

proposed buildings does not suit the roof line architecture of the neighborhood.  The land owner’s architect should revise 

the roof line to provide a more residential feel to the buildings.  Based on the renderings provided, the material selections 

are not apparent; however, brick and historic style roof materials should be incorporated to maintain consistency with 

the neighborhood.   

As tax payers, we trust that the City of Guelph will ensure to preserve the historic feel and architecture of one of the City’s 

founding neighborhoods.  The proposed development as drawn, would negatively affect the future of this neighborhood.  

I would prefer to be proud of my City and proud of the decisions made by the City of Guelph.  If the City allows this 

development to go through as drawn, I would question the integrity of our councilors.   

 

Please do not hesitate to contact me.  

Lisa Gray 
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To:   City Clerk, City of Guelph

	 clerks@guelph.ca:  

 

cc:    Mr. Michael Witmer, Planning and City Services

	 City of Guelph,   michael.witmer@guelph.ca 


Re: Request for Rezoning at 68 to 76 Wyndham Street South: 

My wife and I are making this submission of our comments on the proposed 
rezoning at 68 to 76 Wyndham Street South.   We plan to attend the Council 
meeting at 6:30 pm on Monday, January 27    We live at 60 Wyndham Street 
South, directly across the street from 68 to 76 Wyndham and the recently 
approved 14 storey condo apartment tower at 71 Wyndham Street South.  


We strongly oppose the requested Zoning Changes and waivers for the reasons 
outlined below:


1.   Apartment Building or Co-Op Housing? 
Guelph Today reported on January 21, that the owner of 68-76 Wyndham  is 
proposing a 4 storey co-living apartment building with 30 bedrooms.   The city 
rezoning notification we received in the mail specified the zoning change request 
was from single family residential to a 9 unit 4 storey apartment building and a 
duplex.  There was no indication from the city that this was anything but a 
request for a normal apartment building.  But this is not what’s being proposed?  
If we hadn’t seen the story in Guelph Today, we would not have any idea that 
what is being proposed is a co-living apartment building which resembles a 
rooming house much closer than it does a regular apartment building.   


The proposal is for a minimum of 30 residents and potentially as many as 60 
residents to live in this building.  This does not resemble a normal apartment 
building which is likely to have between 9 to18 residents.   Neither are the 
requirements for resident and visitor parking likely to be the same for 30 to 60 
people as they are for 9 to 18.  It is highly likely that the resident and visitor 
parking requirements specified for this apartment building will be far greater 
than the requirement for an ordinary apartment building on which the city’s 
parking requirements are based. 


The builder is also asking for a number of waivers because the proposed 
building does not meet the parking and some other of the requirements of the 
proposed zoning.  As you will read further on we are very concerned about the 
adequacy of parking not just for this building, but for all the buildings along 
Wyndham south and north of Wellington.
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We object to the rezoning change request because it does not respect the 
residential single family and low rise character of the East side of Wyndham.   
We respect the high density apartment zoning on the West side of Wyndham 
Street and the zoning for high tower apartment buildings in the whole area south 
of the railroad tracks, but we also believe this neighbourhood and the residents 
deserve to have the single family, low density zoning of their neighbourhood 
respected and preserved and not encroached on.


2.  Spot Rezoning: 
Re-zoning on a lot by lot basis defeats the very purpose of having Zoning By-
Laws, it means that residents are denied the protection and due process which 
Zoning By-Laws are meant to provide and defeats the integrated planning that 
went into the approval of the Zoning by-laws.   Will City Council approve one by 
one, other builder spot rezoning requests for single family to duplexes, doubles, 
apartment buildings and rooming houses in every single family zoned 
neighbourhood in every Ward?  


3.    East Side of Wyndham Street South: 
On the east side of Wyndham South are building lots 68-76, for which this re-
zoning request is currently under consideration.   There is also a single family 
house next door at 82 Wyndham and at 66 York, a couple of lots away.    There 
are 7 single family lots across the street on York Street backing on the apartment 
building lot at 83 Wyndham.  Will City Council approve future requests to rezone 
the single family lots to permit apartment buildings?    What criteria will City 
Council use to approve or reject spot zoning changes in this and other areas of 
the city to permit single family houses to be demolished to permit apartment 
buildings?


4.    Highway 7, Wyndham Street South - Safety: 
Wyndham Street South is actually Highway 7 which runs from just west of 
Ottawa to Sarnia.   In  its way through Guelph, Highway 7 runs along York Road 
which turns into Wyndham Street South for a short distance and then makes a 
left turn onto Wellington Street on its way to Kitchener.   There is a steady 
stream of daytime car, truck and tractor-trailer traffic in both directions on 
Wyndham South.


Most of the visitors to residences on the east and west sides of Wyndham Street 
South, who don’t have on-site visitor parking and have to park on the street will 
have to cross Highway 7 twice on their way from and to their parked cars.   This 
means nurses, caretakers, workers, service vehicles, the elderly and the 
physically impaired, families with their kids and grandkids, etc., will have to 
cross this busy street.   This makes it very important that adequate on-site 
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visitor parking is provided by each apartment building to minimize pedestrian 
crossings across a busy highway. 


71 Wyndham Street South: 
The Stantec planning document for 71 Wyndham St. dated March 19, 2018 
indicates that visitor parking will be provided on the street.   It’s clear from the 
drawings and pictures of the building that no provision has been made for on-
site visitor parking on the building site, at street level.  After enquiries to the City 
Planning Department I was told that the builder will have to provide the 
minimum required 7 visitor parking spaces or apply for a minor variance.    If the 
variance is not granted, the builder will have to provide visitor parking in the 
building’s indoor garage.  If the variance is granted, this is likely to set a 
precedent as other builders request similar concessions?


The city granted the builder a rezoning request which included a 40% increase 
in building height from 10 to 14 floors.   At the same time the builder has so far 
not made specific plans to provide for the minimum visitor parking requirement 
although the shovels are already in the ground.    If the city waives the building’s 
visitor parking requirement it will greatly increase the competition for on street 
parking.


6.   60 Wyndham Street South: 
I didn’t see any discussion of the adequacy of visitor and resident on-street 
parking in the planning documents, yet this is by far the single most important 
factor for residents and the people who live in these buildings. 


My wife and I live at 60 Wyndham Street South, a 10 storey, 120 unit apartment 
building.   We have a total of 10 regular and handicapped on-site visitor parking 
spaces.   All 10 visitor parking spaces are used and there are times when the 10 
spaces are not sufficient.  The extra vehicles then have to find parking spaces  
on Wyndham and Howitt streets.


Here is the problem.    The parking spaces on Wyndham Street South and 
Howitt street are already mostly occupied during the day.   I started my research 
on this submission on January 7.    At 11:00 am that day, all of the 10 visitor 
parking spots at our apartment building at 60 Wyndham were occupied and 
there were 2 vehicles illegally parked for a total of 12 vehicles.   15 of 17 parking 
spots on the east and west sides of Wyndham St. South were also taken, and 8 
of 9 spots on Howitt were filled.    The off-site parking at the medical offices at 
81 Wyndham was filled to capacity on this day with about 15 to 20 vehicles.   
The number of cars here varies with doctor visiting hours. 
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There is no parking allowed on Wellington and no parking allowed on Wyndham 
Street north of Wellington.  A walk down Surrey, Fountain and Farquhar streets 
reveals that on-street parking is already at capacity.   Unless adequate off-street 
visitor parking is provided for in the new high rise apartment buildings which are 
planned over the coming years, there will be a catastrophic shortage of visitor 
parking which will affect everyone in the area, north and south of Wellington, 
including apartment residents, businesses, employees and others.  


Implications of Visitor Parking Shortage: 
When Wyndham and Howitt parking is at capacity, how far will health care 
workers, housekeepers, building maintenance workers and visitors have to drive 
to find a vacant parking spot?  Where will there be vacant on street parking 
spaces to be had and how long will it take to find one and walk from their cars 
to the building and back again?  


My point in belabouring the parking problem is to highlight that adequate, off-
street builder provided visitor parking is of utmost importance not just to 
apartment residents but to everyone.


6.    Visitor Parking Requirements on Wyndham south and north of 
Westminster: 
Our apartment building is adequately served with the number of parking spaces 
and drop-off and pick-up area.   But it is not unusual to need more than 10 
parking spots.    If our apartment building with 120 apartments needs 10 parking 
spots and at times more, it seems reasonable that 71 Wyndham with 140 units 
will need 12 visitor parking places and sometimes more.    


800 or 900 apartments are planned for Wyndham street within 120 metres of 
68-76 Wyndham, the subject of this re-zoning application?   Will there be 
adequate off-street visitor parking at these buildings?  There are large apartment 
towers planned for the north side of Wellington south of the railroad tracks.  I 
don’t know how many apartment units this will add but my guess is 1000 or 
more.  These buildings too need to provide visitor parkings spaces.


Residents who will live in these buildings in future years do not have a voice 
today but they will have to contend with these parking problems day in and day 
out if proper care is not taken today to make adequate provision for visitor 
parking.   The term “Visitor” is not very descriptive to describe the people who 
need access to visitor parking, they include:  Health Care Workers, Caretakers, 
Tradesmen, Building Maintenance Workers, Landscapers, Family and Friends, 
Kids and Grandkids, and other service providers and businesses.
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Steps can be taken to minimize the pedestrian traffic crossing the highway 
portion of Wyndham to the corner of Wellington by ensuring that the apartment 
buildings on Wyndham have adequate off-street visitor parking.   


It is understood that the zoning approved for 71 Wyndham Street requires 7 on-
site visitor parking spaces.  Given our experience at 60 Wyndham this is in 
practice not enough, 12 spaces is what’s needed.  The apartment buildings that 
are being built will hopefully stand for 100 years.  There will be no chance to 
make changes after the buildings are built.  As these apartment buildings go up 
over the coming years is the only chance we will have to get the parking right.


Summary: 
Intensification is fine, we know we need it,  but it has to do more than just 
maximize a builder’s profit, it also needs to respect the needs of the apartment 
residents and to keep the neighbourhoods attractive, safe and viable for 
residents and businesses.  


We object to the requested zoning changes and waivers for the reasons outlined 
in this memo.    City planners develop zoning by-laws in consultation with 
residents, then submit the final drafts to City Council for approval.  These zoning 
by-laws receive careful consideration before approval and are designed to meet 
and balance the needs of the local residents and businesses, the 
neighbourhood and the broader community.   Changing zoning one lot at a time 
and waiving important requirements circumvents and defeats the planning 
process and is inherently unfair. 


We need to have high density apartment tower developments but we also need 
to preserve the character of our low rise, low density residential 
neighbourhoods.  Wyndham is zoned high rise on the West side of the street 
and zoned single family, low density residential on the East side of the street.  
We need to preserve and protect the character of this residential community by 
respecting and not changing the existing zoning.   


I have included an appendix to illustrate how many visitor parking spaces will be 
needed.   Providing adequate off-street parking for visitors is an essential part of 
the parking solution.   The alternative is endless parking problems for everyone - 
residents, visitors, service providers, businesses and others.


Regards 


Fred and Penny Schafer




Appendix:
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Summary of Apartment Units within a 120 metre radius of 68-76 Wyndham Street: 

	 	 	 	 Number of Units	       On-Site Visitor Parking Provided


60 Wyndham South		 120 apartment units 	 10 visitor spaces

68 Wyndham South	duplex	 	 	  	 n/a

76 Wyndham South		 30 units in 9 apartments    14 parking spaces required, 	
	 	 	 	 	 	 	 	 waiver for 2 spaces requested

82 Wyndham South		 single family	  house	  n/a 

84 Wyndham South		 double	 	 	  n/a

86 Wyndham South		 double	 	 	  n/a


Future Apartment Building Developments: 
67 Wyndham South	 	 70 units?	 	 	 ?

71 Wyndham South		 140 apartment units		 0 - 7 visitor spaces (TBD)

81 Wyndham South	 	 60 units?	 	 	 ?

83 Wyndham South	 	 40 units?	                      ?                                              

                          Total 460 units 		 


Corner of Wyndham and Wellington: 
East Corner (fire station) 25 storeys	 	 250 - 300 units?	    visitor spaces ?

West Corner (empty lot)  18 storeys	 	 180 - 210 units?	    visitor spaces ? 

                 Total	 	 	 	 430 - 510 units?    


TOTAL NUMBER OF RESIDENTIAL UNITS WITHIN 120 METRES of  
68 - 76 Wyndham Street South =   890 to 970 units


How many Visitor Parking Spaces are actually Needed? 

Extrapolating 10 visitor parking spaces for 120 units which is what we have and 
regularly use at 60 Wyndham,  70 to 80 visitor parkings spaces will be needed for the 
apartment buildings on Wyndham south to the corner at Wellington. 


What I’m trying to highlight is that future apartment buildings within 120 metres of 
68-76  Wyndham as well as future apartment buildings in the whole area south of the 
railroad tracks will affect everyone in the area, including those people living on the 
South side of Wyndham.   Parking problems are not localized, they are contagious.  In 
addressing the parking issue the whole neighbourhood needs to be taken into account, 
and making spot zoning changes can make the problems worse.
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January 23, 2020 
 
To: City Clerk’s Office  
City of Guelph 
Via email:  clerks@guelph.ca   
 
RE: Comments to Council  
Official Plan Amendment and Zoning By-Law Amendment Applications  
68 – 76 Wyndham Street South 
File: OZS19-013 
 

To Whom It May Concern, 

I am writing to share my comments/concerns with regards to the by-law amendment application connected to the 

properties being constructed at 68-76 Wyndham Street South. It is my hope that you will take these comments into 

consideration when making decisions regarding this application. Please note that I am not opposing the build to this area, 

but am hopeful that this will be done, taking into consideration the architecture of the neighborhood, density of the area 

and overall community impact. I recognize that my knowledge of this build is limited to the public information provided, 

but what has been provided has raised the following concerns: 

Design of Buildings / Architecture: Based on the pictures provided of the proposed build, I have concerns over the design 

of these in relation to the architecture in the area. The pictures provided depict buildings that do not align with other 

builds in the area.  

Anticipated Size/Occupancy Level: It appears as though the proposed build has been done in a manner to maximize the 

occupancy level/density of the buildings. The majority of the buildings in the adjacent neighborhood are single family 

homes. I would like to see the size of these proposed builds reduced to a manner that is more consistent with the 

neighborhood and infrastructure in the area. Reducing the size would also allow the builder to be more purposeful in the 

materials used and provide the opportunity for the design to align more closely with the other architecture in the area 

(supporting my first listed concern).  

Community Impact: Consistent with my concern regarding proposed occupancy numbers, I have significant concerns 

regarding the overall impact of an increase of this density for the area. Vehicles traveling through the community and on 

York/Wyndham will increase as will pedestrian traffic. Already there is a great deal of pedestrian traffic crossing the road 

in this area to access York Rd Park. This includes many families. Side streets in the area are often busy with activity and 

there is a strong sense of community and level of comfort as we get to know those who consistently walk through the 

area. Further, parking on these streets can be a challenge at present, but typically locations can be found. As a community 

member, it is my worry that all these areas will be impacted negatively by the density of these builds as currently proposed.  

It is my hope that council will take these concerns into consideration when making their decision on this and that the 

allowable density should be reduced in order to allow the land owner developer to align the design with the neighborhood 

which will also appease the other concerns detailed. I believe this can be achieved while remaining within their current 

budget  

Thank you for taking these concerns to heart. Please do not hesitate to contact me should there be a need. 

Patrick Kelly 

Page 74 of 162

mailto:clerks@guelph.ca


January 24, 2020 
 
To: City Clerk’s Office 
City of Guelph 
Via email: clerks@guelph.ca 
 
Re: Official Plan Amendment and Zoning By-Law Amendment application for 68-76 Wyndham Street S., 
Guelph 
File: 0ZS19-013 
 
Good Day, 
 
I am writing this letter with some concerns and questions regarding the by-law amendment application 
to increase the allowable maximum net density for the properties listed above.  
 
I do questions the need for two separate dwellings, seeing as one dwelling only houses 2 units. This 
takes up so much space, in such a small area. I feel this is an unnecessary use of space that will add to 
the congestion the area even further and cause more issues with traffic and parking, for very little 
return. I ask that the developer reconsider removing site area S06M2, 3 storey building from the plan 
and leave that area as green space as an alternative.  
 
I also have some concerns with the proximity of these buildings to the sidewalk and Wyndham street S. 
With the 13 floor condominium proposed to be built across from this location, the congestion in this 
area is going to increase significantly. Having a building so close to the sidewalk and street, along with 
the increase in vehicle traffic, street parking congestion and pedestrian traffic, I am concerned with 
more buildings so close and “crammed” in this area. I ask that you please reconsider and deny the 
proposed allowable density and reduce it, allowing the developer to align their design with the 
upcoming overcrowding of the area, or reconsider even building here at all.  
 
Finally, I have concerns with the proposed design of the building in the specs. This neighbourhood is 
historic and has a certain aesthetic. If this proposal should go through, I feel this increase density would 
negatively affect this and thus, ask that the architect/designer reconsider and revise in order to suit this 
area more cohesively.  
 
Thank you for your consideration of our neighbourhood and we hope that you will rethink this zoning.  
 
Please feel free to contact me 
 
Kind Regards, 
 
Kaelan Forbes 
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Staff 
Report  

 

To   City Council 

Service Area  Infrastructure, Development and Enterprise Services 

Date   Monday, January 27, 2020  

Subject  Statutory Public Meeting Report 
47-75 Willow Road 

Proposed Zoning By-law Amendment 
File: OZS19-014 

Ward 3 

Report Number  IDE-2020-08 
 

 

Recommendation 

That Report IDE-2020-08 regarding proposed Zoning By-law Amendment 
application (File: OZS19-014) by Black, Shoemaker, Robinson & Donaldson Ltd., on 

behalf of the owner, Willow Court Ltd., to permit the development of two, six storey 
mixed use buildings with ground floor commercial units and a total of 130 

apartment units on the property municipally known as 47-75 Willow Road and 
legally described as Lots 6 & 7 and Part Lot 8, Registered Plan 593, City of Guelph 
from Infrastructure, Development and Enterprise dated January 27, 2020, be 

received.  
 

 

Executive Summary 

Purpose of Report 

To provide planning information on application requesting approval of a Zoning By-

law Amendment to permit the development of two, six storey mixed use buildings 
with ground floor commercial units and a total of 130 apartment units on the 

property municipally known as 47-75 Willow Road. This report has been prepared in 
conjunction with the Statutory Public Meeting for the application. 

Key Findings 

Key findings will be reported in the future Infrastructure, Development and 
Enterprise recommendation report to Council. 

Financial Implications 

Financial implications will be reported in the future Infrastructure, Development and 

Enterprise recommendation report to Council. 
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Report 

Background 

An application for a Zoning By-law Amendment has been received for the property 
municipally known as 47-75 Willow Road from Black, Shoemaker, Robinson & 

Donaldson on behalf of Willow Court Ltd. The application has been submitted to 
allow the development of two, six storey mixed use buildings with ground floor 

commercial units and a total of 130 apartment units on the subject lands. The 
Zoning By-law Amendment application was received by the City on December 2, 
2019 and deemed to be complete on December 31, 2019. 

 
The Zoning By-law Amendment proposes to rezone the subject lands from the 

current standard ‘Community Commercial’ (CC) Zone to a specialized ‘Community 
Commercial’ (CC-?) Zone to permit a maximum of six storeys. 

Location 

The subject lands are located on the northwest corner of the intersection of Willow 
Road and Dawson Road (see Location Map and Orthophoto in Attachment 1 and 

Attachment 2, respectively). The subject site has a site area of 1.01 hectares, with 
a frontage of 94 metres along Willow Road and 104 metres along Dawson Road. 

The subject site is currently developed with a single storey commercial plaza with a 
gross floor area of approximately 2395 square metres.  
 

Surrounding land uses include: 
 To the north, a five storey apartment building facing Dawson Road; 

 To the east, across Dawson Road, a seven storey apartment building; 
 To the south, across Willow Road; a two and a half storey apartment building 

and a small convenience commercial building; and 

 To the west along Willow Road, a six storey apartment building. 

Existing Official Plan Land Use Designations and Policies 

The Official Plan land use designation that applies to the subject lands is 
“Neighbourhood Commercial Centre” (See Attachment 3). The predominant use of 

land within this designation is intended to be convenience and neighbourhood 
commercial uses within walking distance to residential areas. Multiple unit 
residential development is permitted in this designation within mixed use buildings. 

The maximum permitted height is six storeys. 
 

Further details of the “Neighbourhood Commercial Centre” land use designation are 
included in Attachment 3. 

Existing Zoning 

The subject lands are currently zoned “Community Commercial” (CC) which permits 
a wide variety of commercial, retail and service uses. The existing zoning map is 

included in Attachment 4. 
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Proposed Zoning By-law Amendment 

The purpose of the proposed Zoning By-law Amendment is to change the zoning 

from the current standard “Community Commercial” (CC) Zone to a specialized 
“Community Commercial” (CC-?) Zone. A specialized Community Commercial zone 
is required to permit the proposed mixed use buildings to be six storeys instead of 

the three storeys allowed in the standard zone. 
 

The proposed Zoning is shown in Attachment 5. 

Proposed Development 

The applicant is proposing to redevelop the majority of the site. The portion of the 

existing commercial building that runs along the westerly edge of the site is 
proposed to be retained and is approximately 509 square metres in size. The 

remainder of the existing commercial building along the northerly side of the site is 
proposed to be demolished (approximately 1886 square metres in size).  

 
The applicant has proposed the addition of two mixed use buildings, one located 
where the existing commercial is being demolished, and the second building located 

along the southerly site boundary, closest to the intersection of Willow Road and 
Dawson Road. Each building is proposed to have approximately 750 square metres 

of commercial space on the main floor and 65 apartment units in the upper floors.  
 
A one level underground parking garage is proposed to accommodate the majority 

of the residential units, while surface parking is proposed for visitor parking and the 
commercial units. Access to the site is via two driveways from Willow Road and one 

from Willow Road.  
 
The proposed redevelopment concept plan is shown in Attachment 6 and renderings 

of the proposed redevelopment are shown in Attachment 7. 

Supporting Documents 

The following information was submitted in support of the applications: 
 Planning Justification Report, prepared by Black, Shoemaker, Robinson & 

Donaldson Ltd, dated November, 2019; 
 Conceptual Site Plan, prepared by Edge Architects Ltd, dated November 29, 

2019; 

 Urban Design Brief, prepared by Black, Shoemaker, Robinson & Donaldson Ltd, 
dated November, 2019; 

 Design Report, prepared by Edge Architects, dated November 29, 2019; 
 Pedestrian Level Wind Study, prepared by RWDI, dated October 10, 2019; 
 Transportation Memorandum, prepared by Salvini Consulting, dated November 

26, 2019; 
 Functional Servicing Report, prepared by GM Blueplan Engineering Limited, 

dated November 13, 2019; together with: 
 Grading and Drainage Plan; 
 Site Servicing Plan; 

 Existing Conditions and Removals Plan; 
 Truck Turning/Movement Plan. 

 Noise Study, prepared by HGC Engineering Ltd., dated November 29, 2019; 
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 Phase I Environmental Site Assessment, prepared by Premier Environmental 
Services Inc., dated August 1, 2018;  

 Phase II Environmental Site Assessment, prepared by Premier Environmental 

Services Inc., dated September 14, 2018; 
 Geotechnical/Soil Report, prepared by Chung & Vander Doelen, dated 

September 18, 2019; 
 Hydrogeological Study, prepare by GM Blueplan Engineering, dated November 

2019; and, 

 Noise Study, prepared by HGC Engineering Ltd., dated July 26, 2019. 

Staff Review 

The review of this application will address the following: 
 Evaluation of the proposal against the Provincial Policy Statement and A Place to 

Grow: Growth Plan for the Greater Golden Horseshoe (2019); 
 Evaluation of the proposal’s conformity with the Official Plan land use 

designation and related policies; 

 Review of the proposed zoning, including specialized regulations; 
 Review of the built form and design of the proposed development;  

 Review of traffic impacts, grading and site servicing; 
 Review how the proposed development addresses applicable sections of the 

Community Energy Initiative; and 

 Address all comments and issues raised during the review of the application. 
 

Once the application is reviewed and all issues are addressed, a report from 
Infrastructure, Development and Enterprise with a recommendation will be 
considered at a future meeting of Council. 

Financial Implications 

Financial implications will be reported in the future staff recommendation report to 

Council. 

Consultations 

The Notice of Complete Application and Public Meeting was mailed on January 7, 
2020 to local boards and agencies, City service areas and property owners within 

120 metres of the subject lands. The Notice of Public Meeting was also advertised in 
the Guelph Mercury Tribune on January 9, 2020. Notice of the application has also 
been provided by signage on the property, which was installed on January 7, 2020. 

All supporting documents and drawings submitted with the application have been 
posted on the City’s website. 

Strategic Plan Alignment 

Priority 
Sustaining our future  
 

Direction 
Plan and Design an increasingly sustainable city as Guelph grows 
 

Alignment 
The review of this development application will include an assessment of its 

conformity with the policies of the City’s Official Plan, which is the City’s key 
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document for guiding future land use and development. The Official Plan’s vision is 
to plan and design an increasingly sustainable city as Guelph grows. 
 

Priority 
Working together for our future 

 

Direction 
Improve how the City communicates with residents and delivers services 
 

Alignment 
The Public Meeting being held on the proposed development application provides 
the opportunity for City Council, residents and community groups to learn more, 

ask questions and provide comments on the proposed development. 
 

Attachments 

Attachment-1 Location Map and 120 m Circulation 

Attachment-2 Aerial Photograph 

Attachment-3 Official Plan Land Use Designations and Policies 

Attachment-4 Existing Zoning 

Attachment-5 Proposed Zoning and Details 

Attachment-6 Proposed Development Concept 

Attachment-7 Proposed Site Renderings  

Departmental Approval 

Not applicable

Report Author 

Katie Nasswetter, M.Sc., MCIP, RPP, Senior Development Planner 

Approved By 

Chris DeVriendt, MCIP, RPP, Manager of Development Planning 
 

 

Approved By 

Todd Salter, MCIP, RPP 
General Manager 

Planning and Building Services 
Infrastructure, Development and 
Enterprise Services 

519-822-1260 extension 2395 
todd.salter@guelph.ca 

 

Recommended By 

Kealy Dedman, P. Eng., MPA 
Deputy Chief Administrative Officer 

Infrastructure, Development and 
Enterprise Services 
519-822-1260 extension 2248 

kealy.dedman@guelph.ca  
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Attachment 1:  

Location Map and 120m Circulation 
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Attachment 2:  

Aerial Photograph 
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Attachment 3:  

Official Plan Land Use Designations and Policies 
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Attachment 3 continued:  

Official Plan Land Use Designations and Policies 

 

9.4.4 Neighbourhood Commercial Centre  

 

Neighbourhood Commercial Centres are identified on Schedule 2 of this Plan.  

 

Objectives  

 

a) To establish local convenience and neighbourhood commercial 

uses within a convenient walking distance of residential areas. 

 

b) To ensure Neighbourhood Commercial Centres are developed in a 

cohesive and coordinated manner that is compatible with the 

surrounding residential neighbourhood. 

 

c) To primarily serve the shopping needs of residents living and 

working in nearby neighbourhoods and employment districts. 

 

d) To be connected to surrounding neighbourhoods through the City’s 

pedestrian trails, walkways and by transit. 

 

Policies 

 

1. The Neighbourhood Commercial Centre designations on Schedule 2 

recognize the existing centres within the city and identify the 

general location of new Neighbourhood Commercial Centres. 

 

2. To prevent the creation of strip commercial development 

comprising a series of Neighbourhood Commercial Centres located 

adjacent to one another along a major street, it is the general 

requirement of this Plan that designated Neighbourhood 

Commercial Centres have a minimum distance separation from one 

another of 500 metres. 

 

3. This Plan intends that a Neighbourhood Commercial Centre shall 

not be extended or enlarged to provide more than 4,650 square 

metres (50,000 square feet) of gross floor area.  

 

4.   Notwithstanding policy 9.4.4.3, the existing Neighbourhood 

Commercial Centres listed below will be permitted to provide a 

maximum of 10,000 square metres (108,000 square feet) of gross 

floor area: 

 

 Speedvale Avenue at Stevenson Street 

 Victoria Road at Grange Street 

 Victoria Road at York Road 

 Kortright Road at Edinburgh Road 

 Harvard Road at Gordon Street 

 Kortright Road at Gordon Street 

 Wellington Street at Imperial Road. 
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5. A Neighbourhood Commercial Centre as listed in policy 9.4.4.4 

shall only be extended or enlarged to provide more than 10,000 

square metres (108,000 square feet) of gross floor area by 

amendment to this Plan and shall require a Market Impact Study.  

 

6.  The maximum gross floor area of an individual retail use within a 

Neighbourhood Commercial Centre shall be 3,250 square metres 

(35,000 square feet). 

 

7. The City will require the aesthetic character of site and building 

design to conform to the Urban Design policies of this Plan and 

applicable guidelines, and will incorporate measures into the 

approval of Zoning By-laws and Site Plans to ensure conformity. 

 

8.  Where new development occurs within a Neighbourhood 

Commercial Centre, adjacent lands will be integrated in terms of 

internal access roads, entrances from public streets, access to 

common parking areas, open space, urban squares, grading and 

stormwater management systems.  

 

9. Development within the Neighbourhood Commercial Centre 

designation will be designed to be connected to the wider 

community by footpaths, sidewalks and bicycle systems and by the 

placement of buildings in close proximity to the street line near 

transit facilities. 

 

10.  Applications for the purpose of establishing or expanding a 

Neighbourhood Commercial Centre designation will be required to 

satisfy the following criteria: 

  

i) located with direct access to an arterial or collector road, 

preferably at an arterial or collector road intersection; 

ii) the location will contribute to the creation of a compact, well-

defined node oriented to a major intersection and does not 

promote the creation of ‘strip commercial’ development along 

a major street; 

iii) designed in a manner that is compatible with the building 

design and use of surrounding properties; 

iv) the location shall minimize the impact of traffic, noise, signs 

and lighting on adjacent residential areas; 

v) adequate site area will be provided for parking, loading and 

all other required facilities; and 

vi) adequate landscaping, screening and buffering will be 

provided to preserve the amenities and appearance of 

surrounding properties. 

 

Permitted Uses 

 

11. The following uses may be permitted in Neighbourhood 

Commercial Centres, subject to the applicable provisions of this 

Plan: 

 

i) commercial, retail and service uses; 

ii) small-scale offices; 

iii) community services and facilities;  
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iv) live/work; 

v) multiple unit residential within mixed-use buildings; and 

vi) urban squares. 

 

12.  Vehicle sales and vehicle repair uses shall not be permitted. 

 

13. Development will be planned and designed to maintain the 

principal commercial function. Residential uses are not permitted 

on the ground floor.  

 

Height and Density 

 

14. The maximum height is six (6) storeys. 

 

15. Additional building height and density may be considered subject 

to the Height and Density Bonus provisions of this Plan.  
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Attachment 4:  

Existing Zoning 
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Attachment 4 (continued):  
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Attachment 4 (continued):  

Existing Zoning Details 
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Attachment 5:  

Proposed Zoning and Details 
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Attachment 5 continued:  

Proposed Zoning Details 

 

Specialized CC-? (Community Commercial) Zone 
 

Regulations 
In accordance with Section 4 (General Provisions) and Section 6.2 and Table 6.2.2 
(Regulations Governing Commercial Shopping Centres) of Zoning By-law (1995)-

14864, as amended, with the following exception: 
 
 To permit a maximum building height of 6 storeys where 3 storeys is currently 

permitted.     
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Attachment 6:  

Proposed Development Concept 
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Attachment 7:  

Proposed Site Renderings 

 

Rendering of proposed buildings front and side, from Willow/Dawson 
intersection at ground level, looking northwest: 

 
 
Rendering of proposed buildings, from Willow/Dawson intersection with 

an aerial viewpoint, looking northwest: 
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PUBLIC MEETING

January 27, 2020

Proposed Zone 

Change

47-75 Willow Road
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The purpose of the zone change 

is:

To amend the zoning from the 

Community Commercial (CC) 

Zone to a Specialized Community 

Commercial (CC-?) Zone 

To permit:

Two, six storey buildings within a 

zoned Community Commercial 

site in conformity with the Official 

Plan to accommodate a mixed use 

commercial/residential 

development.
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Surrounding 

Land Uses

North – 5 storey apartment building                                                                                            West – 5 ½ storey apartment building         

East – 7 storey apartment building                                                                                              2 ½ storey apartments and convenience commercial
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Site Context
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History

Willow Court Plaza was built in 1965 to accommodate an A & P food store.

The existing floor area of the Willow Court Plaza is 2,395 square metres and with the redevelopment 

of this site for a mixed use centre, the new commercial floor area will include 1,981.2 square metres.  

This will result in an 17.3 5 reduction of commercial floor space at this location.

It is important to note that despite on-going investment and several remodels of the building by the 

owner, this commercial centre has struggled to find new tenants to occupy deep building vacant space 

resulting from the loss of the grocery store in early 2000. The expansion of grocery stores and other 

commercial developments along Silvercreek Parkway has had a significant impact on the viability of 

this centre.  

In addition, extensive commercial development along the Silvercreek Parkway Mixed Use corridor 

appears to meet the commercial needs of this area.

At the present time, only 1,273 square metres of commercial floor area is occupied.  This represents a 

47% vacancy rate.
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Proposal:  

Redevelopment of the existing commercial plaza for a 

mixed use project, including:

• The retention of the single storey commercial 

building on the west side of the property which 

includes 507 square metres of commercial space;

• A new six storey building containing approximately 

750 square metres of ground floor commercial 

space and a total of 65 residential units on floors 2 

to 6; and 

• A second new six storey building containing 

approximately 750 square metres of ground floor 

commercial space and a total of 65 residential units 

on floors 2 to 6.

• An underground parking structure to accommodate 

parking for the new residential units.

• Sufficient surface parking to meet commercial 

parking requirements.
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Affordability

• Purpose-Built rental units

• Will contribute to affordability by increasing the supply of smaller one and two bedroom units

• Is not targeting the luxury rental market

Sustainability

• Mixed Use providing live/work opportunities

• Compact built form at transit supportive density, adjacent to two bus routes

• EV Charging stations on surface and underground parking areas

• Car share vehicles on site

• Bicycle storage and bike racks

• Energy efficiency and water conservation through the use drought-resistant landscaping and passive/net 

zero capable building design strategies (including but not limited to: insulation, high energy efficient 

windows and doors, orientation, fenestration, ventilation, provision for renewables, etc.).

• Residents live within a 5 to 10 minute walk of a variety of amenities including schools, parks, commercial 

and transit stops 
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The following information has been prepared as part of this application:

Planning Justification Report 

Draft Proposed Zoning By-law Amendment 

Urban Design Brief 

Building Elevations/Renderings 

Functional Servicing Report 

Storm Water Management Report 

Grading & Drainage Plan  

Site Servicing Plan 

Traffic Impact Study

Truck Turning/Movement Plan 

Geotechnical/Soil Report 

Commercial Function Study 

Noise Study 

Sun and Shadow Study 

Pedestrian Level Wind Study 

Phase I and Phase II Environmental Site Assessment 
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CITY OF GUELPH OFFICIAL PLAN (March 2018 Consolidation)  

The proposed development is located:

 Within the built-up area of the City

 Within the Neighbourhood Commercial Centre designation

Permitted uses include:

i. commercial, retail and service uses; 

ii. small-scale offices; 

iii. community services and facilities; 

iv. live/work; 

v. multiple unit residential within mixed-use buildings; and 

vi. urban squares

 On lands that can be serviced in an efficient and cost effective manner within 

the existing capacity of municipal infrastructure. 

The project will: 

• Revitalize the land through residential intensification and maximizing the use of 

an underutilized property. 

• Maintain the general character of built form in existing neighbourhood.

• Create a development that is in-keeping with the use and height specifications 

of the Official Plan 

• Assist in achieving complete communities through healthy and active living and 

by meeting people’s daily living needs.  The site has been designed at transit 

supportive densities and  includes a compact built form.  The existing bike 

lanes will assist in ensuring an active transportation network.

The proposed development conforms with 

the policies set out in the City of Guelph 

Official Plan.
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Provincial Policy Statement, 2014

1) Settlement Areas - are to be the focus of growth and development and their vitality and regeneration promoted.

2) Employment - encourage the promotion of economic development through mixed-use development.

3)  Housing - provide for an appropriate range and mix of housing types and densities

4)  Infrastructure and Public Facilities - existing infrastructure and public service facilities are to be maximized, 

wherever possible, before developing new infrastructure and public service facilities. 

The zone change application is consistent with the PPS as the subject property is:

• located within the “built boundary” of the City of Guelph.

• will result in an efficient use of land and existing infrastructure.

• will facilitate residential intensification, while continuing to provide commercial uses on site.

• respects existing land uses in the area and is transit supportive.

• Is adjacent to public transportation and a number of community services.

The proposed development is consistent with the Provincial Policy Statement 2014
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Growth Plan for the Greater Golden Horseshoe, 2019

1)  Where and How to Grow - Manage growth in a manner which ensures better use of land and 

infrastructure and encourages a compact built form. 

2)  Delineated Built-up Areas - Municipalities are to develop and implement strategies to achieve the 

minimum intensification targets and intensification throughout delineated built up areas.

This mixed use development will

• contribute to the intensification target for the delineated built-up area in the City by providing 130 new 

residential units.  

• addresses policies that encourage intensification and maximizing underutilized sites.  

• utilize existing infrastructure while creating a development that is compatible and will fit with the existing 

physical character of the area. 

• support the achievement of a complete community. 

The proposed development conforms with the policies set out in the 2019 Growth Plan.
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Conclusion

The proposal will comply with all of the regulations of the existing Community Commercial Zone with the 

exception of Building Height.

The zoning amendment will allow for a maximum height of 6 storeys in lieu of the current regulation of 3 storeys.

The Official Plan permits 6 storey buildings within this designation.

The redevelopment of this site with mixed use buildings will assist in achieving complete communities through 

healthy and active living and by meeting people’s daily living needs.  The site has been designed at transit 

supportive densities, includes a compact built form and the existing bike lanes will assist in ensuring an active 

transportation network.

This proposal conforms to the City of Guelph Official Plan, as well as the Growth Plan for the Greater Golden 

Horseshoe and is consistent with the Provincial Policy Statement.

Page 105 of 162



 
Page 1 of 7 

 

Staff 

Report  

 

To
City Council

Service Area Infrastructure, Development and Enterprise Services

Date Monday, January 27, 2020 

Subject Decision Report: Official Plan Amendment No.69 
Commercial Policy Review

Report Number IDE-2020-04   
 

Recommendation 

That Official Plan Amendment No. 69, initiated by the City of Guelph, be approved 
in accordance with Attachment 1 to Report IDE-2020-04 dated January 27, 2020. 

 

Executive Summary 

Purpose of Report 

This report provides a staff recommendation to approve the City-initiated Official 

Plan Amendment for the Commercial Policy Review. 

Key Findings 

Planning staff recommend approval of OPA 69 to implement the Official Plan policy 
directions of the Council approved Commercial Policy Review. OPA 69 addresses 
commercial land needs through the protection of existing commercial land supply 

and the designation of lands for commercial uses. 

The recommended OPA 69 is consistent with the Provincial Policy Statement 2014 

and conforms with A Place to Grow: Growth Plan for the Greater Golden Horseshoe 
2019. 

Financial Implications 

There are no financial implications as a direct result of the proposed planning 
matters. 

 

Report 

Background 

OPA 69 was released to the public on August 19, 2019 and the statutory Public 
Meeting of City Council was held on September 9, 2019.  

Purpose and Effect of OPA 69 

The purpose of OPA 69 is to update the commercial policy framework in the Official 
Plan to implement the recommendations of the Council approved Commercial Policy 

Review: Preferred Framework to: 
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 Address the evolution of commercial development into mixed-use areas while 
protecting commercial space for the long term; 

 Designate sufficient land for commercial purposes to address the land shortage 

to 2041; 
 Protect existing commercial land supply through the introduction of minimum 

commercial floor space; commercial function study requirements; and 
residential density policies; 

 Provide clarity on the floor space measure by changing it from retail to 

commercial; and 
 Allow for intensification of existing Commercial Mixed-use Centres by increasing 

the maximum commercial floor space permitted. 

Official Plan Amendment #69 (see Attachment 1) implements the Council approved 
Preferred Framework for the Commercial Policy Review through the following policy 

amendments to Chapter 9, Section 9.4: 

 Changes references to “retail gross floor area” to “commercial gross floor area”; 

 Changes the name of the land use designation “Community Mixed-use Centre” 
to “Commercial Mixed-use Centre”; 

 Increases the maximum gross floor area of commercial space for three 

Commercial Mixed-use Centres (Gordon/Clair, Woodlawn/Woolwich and 
Paisley/Imperial); 

 Provides a minimum gross floor area of 6,500 square metres of commercial 
space for the Commercial Mixed-use Centres; 

 Increases the maximum commercial gross floor area for Neighbourhood 
Commercial Centres to 6,500 square metres; 

 Provides policies to protect against the loss of commercial floor space through 

the introduction of Commercial Function Study policies, the introduction of floor 
space index benchmarks and policy that protects existing commercial space 

from being reduced by 25% or more; and 
 Provides a residential density policy for the Neighbourhood Commercial Centres. 

OPA 69 modifies Schedule 2 by changing the land use designations of the following 

properties: 

 721, 727, 731, 735, 737 and 739 Woolwich Street: land use designation 

proposed to be changed from Service Commercial to Mixed-use Corridor;  
 200 Victoria Road South: land use designation proposed to be changed from 

Neighbourhood Commercial Centre to Commercial Mixed-use Centre; 

 523 York Road and 494-500 York Road: land use designation proposed to be 
changed from Service Commercial to Commercial Mixed-use Centre; 

 540 York Road: land use designation proposed to be changed from Service 
Commercial and Industrial to Commercial Mixed-use Centre; 

 895-919 York Road and 57 Watson Parkway North: land use designation 

proposed to be changed from Service Commercial to Commercial Mixed-use 
Centre. 

The legend for Schedule 2 is also updated by changing the name of the land use 
designation Community Mixed-use Centre to Commercial Mixed-use Centre. 

Location 

The proposed Official Plan amendment policy modifications apply to all lands 
designated within commercial categories in the city of Guelph. The proposed land 

Page 107 of 162



 
Page 3 of 7 

 

use designation changes apply to the following properties: 721, 727, 731, 735, 737 
and 739 Woolwich Street; 200 Victoria Road South; 523 York Road; 494-500 York 
Road; 540 York Road; 895-919 York Road and 57 Watson Parkway North. 

Comments Received on the Proposed OPA  

The following is a summary of the comments received on the proposed OPA and 

staff’s response. 

1. MHBC on behalf of Calloway REIT: MHBC requested that “self-storage 

facility” be considered as a permitted use within the Commercial Mixed-use 
Centre designation. The Commercial Policy Review did not consider the range of 
permitted uses nor provide recommendations for permitted uses in the 

commercial land use designations, therefore changes or additions to land use 
permissions are outside the scope of this OPA. Further, staff feel that the 

specificity of the use is not appropriate for the Official Plan. Specific uses are set 
out in the City’s Zoning By-law and as such this request would be more 

appropriate for discussion through the ongoing comprehensive Zoning By-law 
review. Further, the self-storage use is not considered to be an appropriate use 
within the Commercial Mixed-use Centres because these lands are intended to 

provide active frontages and pedestrian oriented commercial uses to meet the 
needs of residents. Self-storage facilities are currently directed to the Service 

Commercial land use designation because they are vehicular oriented and 
require larger land areas in their usual form.  

 

2. Bousfields Inc. on behalf of Primaris (re: Stone Road Mall): 

Bousfields Inc requested that policy 9.4.4.7; which sets out that a commercial 

function study would be required for development proposals that seek to 
decrease the existing commercial floor area by more than 25 percent or provide 

less than .15 FSI, not apply to their property at 435 Stone Road West. Staff do 
not propose any changes to the OPA in response to this comment. The policy 
provides a trigger for a commercial function study to be submitted with a 

development application where commercial floor area is proposed to be 
decreased. A typical FSI for traditional commercial development is 0.25 FSI. 

Using a benchmark of 0.15 FSI allows flexibility within designations to address 
an evolution to mixed use and to respond to changing market conditions and 
retail trends. Policy 9.4.4.7 allows for the examination of commercial supply at 

the time of an application and would provide staff with information to assess a 
development application. This study requirement has been included in the 

amendment because the City has, and is projected to continue to have, a deficit 
of commercial land supply. The intent of the Commercial Function Study is to 
allow the City to balance the need to maintain commercial options within 

communities (for example; to avoid “food deserts”) while achieving the positive 
effects of mixed-use intensification in appropriate locations and providing 

flexibility to the market.  

  

3. BSRD on behalf of Willow Court Ltd.: BSRD has requested that the 

proposed maximum residential density of 100 units per hectare not be applied to 
the Willow Court Ltd property. At present, the Official Plan does not a have a 
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maximum residential density for Neighbourhood Commercial Centres and this 
amendment proposes to add it using the medium density residential policies as 
guidance for the recommended density. The City’s Zoning By-law currently does 

not permit residential uses with the NC Zone which means that proposals for 
mixed-use development that include residential are subject to a zoning 

amendment process. Staff are recommending that a site-specific policy be 
included in OPA 69 to provide for a maximum residential density of 150 units per 
hectare for this property. This is considered appropriate for this property 

because it is located within an area where all of the adjacent properties are 
designated High Density Residential (which permits a maximum density of 150 

units per hectare). Future development of the property to incorporate residential 
uses would require a zoning amendment application through which any site-
specific regulations would be considered and applied.  

 

4. Zelinka Priamo Ltd. on behalf of Loblaw Companies Limited: The 

comments state that Loblaws is interested in providing a lower amount of 
commercial development on their property at 115 Watson Pkwy than what they 

had previously proposed. As such, they are requesting modifications to the OPA 
to support their ability to reduce the amount of commercial to be developed on 
their property. Their letter of September 4, 2019 reiterates the majority of their 

previous comments that were addressed by staff in Report IDE-2019-94. They 
continue to state that Policy 9.4.2.2. ii) is too restrictive and should be modified 

to state “or in an appropriate trade or study area” rather than “or in the 
immediate area”. They state that Policy 9.4.2.2 iv) should be revised to state 
that uses such as recreation, library and day care should be the focus of the 

Commercial Mixed-use Centres. Staff continue to propose no changes with 
respect to these comments. Their comments also request that a site-specific 

policy for 115 Watson Pkwy be included to require a Commercial Function Study 
for proposals that would provide less than 2500 square metres of commercial 
gross floor area (rather than 6500 square metres for lands within the 

designation). Staff do not agree with setting a site-specific policy for the 
Loblaw’s’ site within the Watson Pkwy/Starwood Commercial Mixed-use Centre 

that is inconsistent with the policy for all of the other Commercial Mixed-use 
Centre designations in the City. The test provides a trigger for the Commercial 
Function Study as outlined in the response to Bousfields Inc comments above. 

The policy is intended to consider the function of the Commercial Mixed-use 
Centre as a whole not on an individual site level. Staff outlined in the discussion 

paper that site-specific minimum commercial gross floor areas may be 
considered through zoning by-law regulations. This position continues to be 

recommended by staff. 

The Loblaws comments requested two modifications for clarity in the policy. One 
is to add the wording “cumulatively of all buildings within the designation” to 

policy 9.4.2.1 iii, 9.4.3.9 and 9.4.3.18 where the minimum commercial gross 
floor area is referenced. Staff agree to this addition. The other comment of 

clarification is that the legend on Schedule 2 should be modified to update the 
change in land use designation name from Community Mixed-use Centre to 
Commercial Mixed-use Centre. Staff agree and this update is included in the 

amendment.  
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In discussion with Loblaws’ representatives with respect to the comments, it was 
recognized that the change in land use designation for the York/Watson site to 
Commercial Mixed-use Centre was being treated through the Commercial Policy 

Review as a new centre. This treatment differs from the approach to the 
Commercial Mixed-use Centre designations in the North, South and West areas 

of the city where multiple properties form one centre and are therefore 
collectively subject to the minimum gross floor area of 6500 square metres. The 
centres in the North, South and West areas of the city are situated at major 

intersections, are larger in land area, and while they contain more individual 
properties they function together as a major commercial area. Staff recommend 

that the proposed new York/Watson centre be combined with the existing 
Watson/Starwood Commercial Mixed-use Centre on the basis that they are 
located in close proximity to each other (separated by natural heritage lands) 

and would function together as a major commercial area. The result would be a 
change to proposed Policy 9.4.3.16 to amend the Watson/Starwood centre to 

the York/Watson/Starwood centre and set a maximum commercial gross floor 
area of 39,700 square metres. The centres combined would be subject to the 
policy for a minimum commercial gross floor area of 6500 square metres.  

Planning Analysis and Staff Recommendation 

The City reviewed the commercial policies in the Official Plan with the goal to 

provide an updated commercial framework for the City that will meet the projected 
growth needs for 2031 and provide the basis to meet the needs for 2041. The 

review focused on providing policy and regulatory changes to address the following 
issues: 

 Geographic distribution of commercial space, especially east end opportunities;  

 A lack of sufficiently sized parcels to accommodate traditional larger 
neighbourhood and community functioning commercial developments (2.8+ ha.) 

and;  
 Potential loss of existing and planned commercial space.  

OPA 69 provides for increased commercial space in the City through intensification 

of existing commercially designated properties by increasing the maximum 
commercial gross floor area that is permitted. The OPA addresses geographic 

dispersion and need for sufficiently sized parcels by amending the designation of 
properties from Service Commercial to Community Mixed-use Centre particularly in 
the east end of the city. The OPA addresses the potential loss of existing and 

planned commercial space by introducing minimum commercial gross floor areas 
for commercially designated properties and by introducing study requirements for 

development applications that propose to reduce commercial floor space. The OPA 
also introduces maximum residential density policies for Neighbourhood 

Commercial Centres to ensure that the sites maintain their commercial focus. The 
full planning analysis is provided within the following reports: 

 Commercial Policy Review: Preferred Framework, IDE-2019-94 dated July 9, 

2018 
 Commercial Policy Review: Preferred Framework Implementation Discussion 

Paper, IDE-2019-46 dated April 5, 2019. 
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Provincial Policy Statement (PPS) 

The focus of the PPS is on building strong communities, protecting the 

environment, resources, and public health and safety, and supporting a strong 
economy. It promotes a compact form with a range of land uses which includes 
commercial development, and a structure of nodes and corridors. Intensification 

should be facilitated and densities should efficiently use land, resources, 
infrastructure and public services; support active transportation; and be transit 

supportive. The PPS identifies the need to maintain the well-being of downtowns 
and main streets. This amendment to implement the Commercial Policy Review is 
consistent with the PPS. 

A Place to Grow 

The Growth Plan provides growth management policy directions in the Greater 

Golden Horseshoe (GGH) in promoting economic prosperity and complete 
communities. Commercial development is intrinsically recognized as important for 

the creation of complete communities and as a significant component of vibrant, 
mixed-use Urban Growth Centres. Commercial goods and services should be 
supported by compact development and intensification and located in areas that 

encourage active transportation and are served by transit in order to support the 
achievement of complete communities. This amendment to implement the 

Commercial Policy Review is consistent with the Growth Plan. 

Planning staff are satisfied that the recommended Official Plan Amendment 69 is 
consistent with the Provincial Policy Statement and conforms with the Provincial 

Growth Plan for the Greater Golden Horseshoe. The Official Plan Amendment is 
consistent with the Council approved Commercial Policy Review: Preferred 

Framework. Planning staff recommend that Council approve Official Plan 
Amendment 69 as outlined in Attachment 1. 

Financial Implications 

There are no financial implications as a direct result of the proposed planning 
matters. 

Consultations 

Comments received at the Public Meeting have been reviewed and considered in the 

development of staff’s recommendation and discussed in this report. 

On January 9, 2020 the Notice of Decision Meeting was sent to members of the 
public and parties that provided comments on the applications or requested to 

receive further notice. 

Strategic Plan Alignment 

Priority 

Sustaining our future 

Direction 

Plan and Design an increasingly sustainable city as Guelph grows 
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Alignment 

The Official Plan’s vision is to plan and design an increasingly sustainable city as 

Guelph grows. The recommendations in this report support the provision of 
commercial services to meet the needs of current and future residents, to ensure 
sufficient land is designated to meet the needs, and to allow for intensification and 

mix of uses on commercial sites to create a more compact community that is 
supportive of alternate modes of transportation.   

Attachments 

Attachment-1 Official Plan Amendment No. 69 

Departmental Approval 

Not applicable 

Report Author 

Melissa Aldunate, M.Pl., MCIP, RPP, Manager, Policy Planning and Urban Design 

 

Approved By 

Todd Salter, MCIP, RPP 

General Manager, Planning and 

Building Services 

Infrastructure, Development and 

Enterprise Services 

519-837-5615 extension 2395  

todd.salter@guelph.ca

 

Recommended By 

Kealy Dedman, P. Eng., MPA 

Deputy Chief Administrative Officer 

Infrastructure, Development and 

Enterprise Services 

519-822-1260 extension 2248 

kealy.dedman@guelph.ca
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Attachment 1: Official Plan Amendment 69 

Amendment Number 69 to the Official Plan for the 
Corporation of the City of Guelph: 

Commercial Policy Review 

Part A – The Preamble 

Title and Components 

This document is entitled ‘Commercial Policy Review Amendment’ and will be 

referred to as Amendment 69. Part A – The Preamble provides an explanation of 
the amendment including the purpose, background, location basis of the 

amendment, summary of changes to the Official Plan and public participation. It 
does not form part of the amendment. 

Part B – The Amendment forms Amendment 69 to the Official Plan for the City of 

Guelph and contains a comprehensive expression of the new, deleted and amended 
policies and schedule. 

Purpose 

The purpose of OPA 69 is to update the commercial policy framework in the Official 
Plan to implement the recommendations of the Council approved Commercial Policy 

Review: Preferred Framework to: 

 Address the evolution of commercial development into mixed-use areas while 
protecting commercial space for the long term; 

 Designate sufficient land for commercial purposes to address the land 

shortage to 2041; 
	 Protect existing commercial land supply through the introduction of minimum 

commercial floor space; commercial function study requirements; and 
residential density policies; 

 Provide clarity on the floor space measure by changing it from retail to 

commercial; and
 

 Allow for intensification of existing Commercial Mixed-use Centres by
 
increasing the maximum commercial floor space permitted.
 

Background 

The commercial policy review was initiated to: 

	 update the commercial policies to reflect recent changes in the retail market; 
	 ensure the amount, location and type of commercial land designated in 

Guelph matches the projected growth needs for 2031 and provides the basis 

to meet the needs for 2041; and 
	 address the role, type and amount of commercial space in the Downtown, 

community mixed-use nodes (e.g. Starwood Drive/Watson Parkway), 
intensification corridors (e.g. York Road) and service commercial designations 
(e.g. fast-food, repair and service shops, auto sales, building supply, etc.). 

The Commercial Policy Review began in November 2016 with the project Terms of 
Reference being approved by Council. 
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Stage 1 involved the completion and release of the Commercial Market Analysis and 

Background Report on November 24, 2017 (Report IDE-2017- 130). 

Stage 2 involved the release of draft policy alternatives on May 14, 2018 as part of 
Council Report IDE-2018-57. The report was received by Council and was used to 

guide public discussion and evaluation of alternatives in order to develop a 
preferred commercial policy framework. The public consultation included a key 

stakeholder workshop, public workshop and on-line survey, and a presentation at 
the Downtown Advisory Committee during April 2018. On July 9, 2018 the 
preferred framework presented in Council Report IDE-2018-94 was approved by 

Council and staff were directed to initiate amendments to the Official Plan and 
Zoning By-law to implement the Council approved Commercial Policy Review: 

Preferred Framework. 

The Commercial Policy Review: Preferred Framework Implementation Discussion 
Paper was released on April 5, 2019 to facilitate engagement on the proposed 
options for amendments to the City’s Official Plan. The Discussion Paper 

summarized current Official Plan and Zoning By-law policies and regulations, 
presented and analyzed options for implementing the Preferred Framework 

recommendation and presented staff preliminary recommendations. 

Location 

Official Plan Amendment 69 policy modifications apply to all lands designated within 

commercial categories in the city of Guelph. The proposed land use designation 
changes apply to the following properties: 721, 727, 731, 735, 737 and 739 

Woolwich Street; 200 Victoria Road South; 523 York Road; 494-500 York Road; 
540 York Road; 895-919 York Road and 57 Watson Parkway North. 

The following key maps display the location and notification circulation area for 

each of the above noted properties. 
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Basis of the Amendment 

Official Plan Amendment 69 implements the Council approved Preferred Framework 
for the Commercial Policy Review. 

Summary of Changes to the Official Plan 

The following is a summary of OPA 69: 

OPA 69 includes the following policy amendments to Chapter 9, Section 9.4: 

 Changes references to “retail gross floor area” to “commercial gross floor 
area”; 

 Changes the name of the land use designation “Community Mixed-use 
Centre” to “Commercial Mixed-use Centre”; 

	 Increases the maximum gross floor area of commercial space for three
 
Commercial Mixed-use Centres (Gordon/Clair, Woodlawn/Woolwich and
 
Paisley/Imperial);
 

 Provides a minimum gross floor area of 6,500 square metres of commercial 
space for the Commercial Mixed-use Centres; 

 Increases the maximum commercial gross floor area for Neighbourhood 
Commercial Centres to 6,500 square metres; 

	 Provides policies to protect against the loss of commercial floor space through 
the introduction of Commercial Function Study policies, the introduction of 
floor space index benchmarks and policy that protects existing commercial 

space from being reduced by 25% or more; and 
	 Provides a residential density policy for the Neighbourhood Commercial
 

Centres.
 

OPA 69 modifies Schedule 2 by changing the land use designations of the following 
properties: 

 721, 727, 731, 735, 737 and 739 Woolwich Street: land use designation 

proposed to be changed from Service Commercial to Mixed-use Corridor; 
 200 Victoria Road South: land use designation proposed to be changed from 

Neighbourhood Commercial Centre to Commercial Mixed-use Centre; 

 523 York Road and 494-500 York Road: land use designation proposed to be 
changed from Service Commercial to Commercial Mixed-use Centre; 

 540 York Road: land use designation proposed to be changed from Service 
Commercial and Industrial to Commercial Mixed-use Centre; 

	 895-919 York Road and 57 Watson Parkway North: land use designation 

proposed to be changed from Service Commercial to Commercial Mixed-use 
Centre. 

The legend for Schedule 2 is also updated by changing the name of the land use 

designation Community Mixed-use Centre to Commercial Mixed-use Centre. 

Public Participation 

Community engagement was undertaken throughout the Commercial Policy Review 
to receive feedback on the vision, principles, draft policy alternatives, preferred 
framework and the options for Official Plan amendments. The Statutory Public 

Meeting for Official Plan Amendment #69 was held on September 9, 2019. Council 
heard from 3 delegates and received 5 written comments. 
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Part B – The Amendment 

Format of the Amendment 

This section of Amendment #69 for the Commercial Policy Review sets out 

additions and changes to the text and mapping in the Official Plan. Sections of the 
Official Plan that are proposed to be added or changed are referred to as "Items" in 

the following description. Text that is proposed to be amended is illustrated by 
various font types (e.g. struck-out is to be deleted and bold text is to be added). 
Unchanged text represents existing Official Plan policy that is being carried forward 

that has been included for context and does not constitute part of Amendment #69. 
New sections that are proposed to be added to the Official Plan are shown in 

standard font type with titles appearing in bold. Italicized font indicates defined 
terms or the name of a provincial act or title of a document. 

Implementation and Interpretation 

The implementation of this amendment shall be in accordance with the provisions 
of the Planning Act. The further implementation and associated interpretation of 

this amendment shall be in accordance with the relevant text and mapping 
schedules of the existing Official Plan of the City of Guelph and applicable 
legislation. 

Amendment #69 should be read in conjunction with the current Official Plan (2018 
Consolidation) which is available on the City’s website at guelph.ca, or at the 
Planning Services office located at 1 Carden Street on the 3rd Floor. 

Details of the Proposed Amendment 

Item 1: The purpose of ‘Item 1’ is to change the reference to Community Mixed-

use Centre in the preamble to Section 9.4 to Commercial Mixed-use 
Centre to reflect the change to the designation name. 

The preamble to section 9.4 of the Official Plan is hereby amended as follows to 

replace the term “Community Mixed-use Centres” with the term “Commercial 
Mixed-use Centres”. 

9.4  Commercial  and  Mixed-use Designations  

The Commercial and Mixed-use designations are intended to provide a range of 
uses to meet the needs of daily living. The commercial policies of this Plan are 

supportive of the dispersal of commercial uses throughout the city while 
discouraging the creation of strip development. Commercial centres are intended to 
be transit-supportive developments linked to surrounding neighbourhoods by 

sidewalks and trails. The Community Commercial Mixed-use Centres and Mixed-
use Corridors are intended to develop over time into distinct areas with centralized 

public spaces that provide a range of uses including, retail and office uses, 
live/work opportunities and medium to high density residential uses. 

Item 2: The purpose of ‘Item 2’ is to amend Section 9.4.1 to update the 
designation name for Commercial Mixed-use Centres, to renumber 

policy references, and to change the references to “retail” space to 
“commercial” space 
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Section 9.4.1 is hereby amended as follows: 

9.4.1  Market Impact Studies   

1.	 Subject to the policies of Section 1.3, proposals to establish new commercial or 

mixed-use areas or to expand the areas identified on Schedule 2 shall require an 
amendment to this Plan. 

2.	 Market Impact Studies shall be required to assess the impact on the City’s 

commercial policy structure when proposals are made to: 

i)	 establish or expand a Community Commercial Mixed-use Centre or Mixed-
use Corridor beyond the designation limit boundaries on Schedule 2; 

ii)	 to exceed the retail commercial gross floor area limitations within a 
Community Commercial Mixed-use Centre established in policy 9.4.23.14 or 

the number of large retail uses in policy 9.4.23.13; and 
iii) to extend or enlarge a Neighbourhood Commercial Centre to provide more 

than the 10,000 square metres of maximum permitted commercial gross floor 

area established in policy 9.4.5.3 and 9.4.5.4. 

3.	  An appropriate Market Impact Study  shall  demonstrate that:  

i)	 the proposal can be justified without detriment to the overall function or 
economic vitality of Downtown or the key component functions that contribute 

to Downtown’s overall vitality; 
ii)	 the achievement of the City’s Strategic Goals, the Urban Design policies and 

the Commercial and Mixed-use policies and objectives of the Official Plan will 
not be compromised; and 

iii) the ability of existing designated commercial or mixed-use lands to achieve 

their planned function will not be compromised. 

4.	  A Market Impact Study  shall include:  

i)	 an assessment of the current market situation and the future potential for the 
expansion of retail commercial facilities in light of projected population and 

employment growth; 
ii) an evaluation of the economic feasibility of the proposal on the basis of 

current market demand or retail market opportunity; 
iii) an indication of the scale of any adverse effects on the economic viability of 
Downtown, the key functions that contribute to Downtown’s overall vitality 

and on any existing or planned designated commercial or mixed-use lands 
provided for in this Plan; and 

iv) an assessment of the implications of the proposal relative to the City’s
	
approved Commercial Policy Review Study and the objectives and
 
implementing policies of this Plan.
 

5.	 The City may retain, at the applicant’s expense, a qualified consultant to provide 
professional assistance to the City in determining the terms of reference for a 
Market Impact Study and/or to provide a peer review of the applicant’s 

submission. 

Item 3:	 The purpose of Item 3 is to add a new section 9.4.2 titled Commercial 
Function Studies to provide policies for study requirements where 

development applications propose to reduce commercial gross floor area 
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The following new Section 9.4.2 entitled Commercial Function Studies is hereby 

added to the Official Plan. 

9.4.2  Commercial  Function  Studies  

1.	 Commercial function studies shall be required as part of a complete application 
for development proposals for Commercial Mixed-use Centres, Neighbourhood 
Commercial Centres and Mixed-use Corridors that propose to: 

i) provide commercial gross floor area at less than .15 FSI; or 
ii) reduce the commercial gross floor area existing at the time of the application 

by more than 25 per cent; or 

iii) provide less than 6500 square metres of commercial gross floor area 

cumulatively of all buildings within the designation for lands designated
 
Commercial Mixed-use Centre.
 

2.	  A Commercial  Function Study  shall  address:  

i)	 The availability of commercial floor space within the designation to meet daily 
and weekly needs of the surrounding community especially for food store, 
food-related store and/or drug store. 

ii)	 Opportunities for additional commercial floor space to be provided elsewhere 
and thereby sustain the local provision of commercial floor space within that 

designation or in the immediate area; 
iii) Impacts on the ability of residents and employees in the area to use active 

transportation options to access commercial shopping areas and commercial 
services; and 

iv) Role of the commercial space in creating a community focal point. 

3.	 The City may retain, at the applicant’s expense, a qualified consultant to provide 

professional assistance to the City to provide a peer review of the applicant’s 
submission. 

Item 4:	 The purpose of Item 4 is to renumber, rename and revise Section 9.4.2 

Community Mixed-use Centres to: reflect the change in the land use 
designation name to Commercial Mixed-use Centres; to add two new 

Commercial Mixed-use Centres; to provide policies for the requirement 
for commercial function studies; to increase the total commercial floor 
area for the Gordon/Clair, Woodlawn/Woolwich and Paisley/Imperial 

Centres; to add a total commercial gross floor area for the two new 
centres; and to establish a minimum commercial gross floor area. 

Section 9.4.2 is hereby amended and renumbered as follows: 

9.4.2  3 Community  Commercial  Mixed-use Centre  

The following Community Commercial Mixed-use Centres are designated on 
Schedule 2: 

 Woodlawn/Woolwich
 
 Paisley/Imperial
 
 York/Victoria
 
 York/Watson Parkway/Starwood
 
 Gordon/Clair
 
 Silvercreek Junction
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Objectives 

a)	 To promote Community Commercial Mixed-use Centres as areas that 
support a mix of uses including concentrations of commercial, residential 

and complementary uses serving the immediate neighbourhood and the 
wider community. 

Policies 

1.	 The Community Commercial Mixed-use Centres identified on Schedule 2 of this 
Plan are comprised of one or several individual developments on one or more 

properties on both sides of an intersection of major roads within the designation. 
These areas are intended to serve both the needs of residents living and working 
in nearby neighbourhoods and employment districts and the wider City as a 

whole. 
2.	 The intent of the Community Commercial Mixed-use Centre designation is to 

create a well-defined focal point and to efficiently use the land base by grouping 
complementary uses in close proximity to one another providing the opportunity 
to satisfy several shopping and service needs at one location. Implementing 

Zoning By-laws may include mechanisms, such as minimum height and density 
requirements and maximum parking standards, to promote the efficient use of 

the land base. 
3.	 Development will be comprehensively planned and integrated with the overall 

Community Commercial Mixed-use Node and in accordance with any applicable 
concept plans or urban design studies as per the policies of Section 3.11. 

Note: Policy 9.4.23.2 and 9.4.23.3 are under appeal only as they relate to the 
following properties: 115 Watson Parkway North (formerly 72 Watson Road North), 

1750 Gordon Street, 84 Clair Road East, 124 Clair Road East, 158 Clair Road East, 
174 Clair Road East, 190 Clair Road East, 202 Clair Road East, 960-1045 Paisley 

Road, 297-299 Eramosa Road, 111-191 Silvercreek Parkway North, 35 Harvard 
Road, 160, 170, 200 and 210 Kortright Road West, and 98 Farley Drive. These 
policies are in effect for all other affected lands designated on Schedule 2. 

4.	 Where residential uses are incorporated into Community Commercial Mixed-
use Centres, they are intended to be developed as mixed-use buildings or 
multiple-unit residential buildings. 

5.	 Properties within the Community Commercial Mixed-use Centre will be 
integrated through internal access roads, entrances from public streets, access 

to common parking areas, open space, grading and stormwater management 
systems. Furthermore, it is intended that individual developments within the 
Community Commercial Mixed-use Centre will be designed to be integrated into 

the wider community by footpaths, sidewalks and bicycle systems and by the 
placement of smaller buildings amenable to the provision of local goods and 

services in close proximity to the street line near transit facilities. 
6.	 Community Commercial Mixed-use Centres are strongly encouraged to 

incorporate Main Street type development in strategic locations. Main Street 

areas, as identified through concept plans as per Section 3.11, will be planned 
and designed to reflect the following: 

i) multi-storey buildings fronting onto the main street;
 
ii) ground floor retail and service uses are strongly encouraged;
 
iii) office uses at ground floor should be limited;
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iv) residential uses should be provided primarily above commercial uses in 

addition to some free-standing residential buildings; 
v) rhythm and spacing of building entrances and appropriately sized storefronts 

to encourage pedestrian activity; 

vi) urban squares, where appropriate; and
 
vii)on-street parking.
 

Note:  Policy 9.4.23.6 is under appeal only as it relates to the following properties: 
115 Watson Parkway North (formerly 72 Watson Road North), 1750 Gordon Street, 
84 Clair Road East, 124 Clair Road East, 158 Clair Road East, 174 Clair Road East, 

190 Clair Road East, 202 Clair Road East, 960-1045 Paisley Road, 297-299 Eramosa 
Road, 111-191 Silvercreek Parkway North, 35 Harvard Road, 160, 170, 200 and 

210 Kortright Road West, and 98 Farley Drive and 35 and 40 Silvercreek Parkway 
South. This policy is in effect for all other affected lands designated on Schedule 2. 

7.	 The City will require the aesthetic character of site and building design to be 
consistent with the Urban Design policies of this Plan and any applicable urban 

design guidelines while recognizing the unique context of individual Community 
Commercial Mixed-use centres. Measures may be incorporated into 

development approvals to ensure consistency. 
8.	 The boundaries of the Community Commercial Mixed-use Centre designation 

are intended to clearly distinguish the Community Commercial Mixed-use 

Centre as a distinct entity from adjacent land use designations. Proposals to 
expand a Community Commercial Mixed-use Centre beyond these boundaries 

or to establish a new Community Commercial Mixed-use Centre shall require 
an Official Plan Amendment supported by a Market Impact Study in accordance 
with the policies of this Plan. 

9.	 Proposals for development of a Commercial Mixed-use Centre at less 
than 6500 square metres of commercial gross floor area cumulatively of 

all buildings within the designation will require an amendment to this 
Plan supported by a Commercial Function Study in accordance with the 

policies of this Plan. 
10.Proposals to decrease the existing commercial gross floor area by more 

than 25 per cent or to provide commercial gross floor area at less than 

.15 FSI will require a Commercial Function Study in accordance with the 
policies of this Plan. 

11. 9 Development within the Community Commercial Mixed-use Centre 
designation is subject to the policies of Section 3.11 of this Plan. 

Permitted Uses 

12. 10 The following uses may be permitted in Community Commercial Mixed-use 
Centres, subject to the applicable provisions of this Plan: 

i) commercial, retail and service uses;
 
ii) live/work uses;
 
iii) small-scale professional and medically related offices;
 
iv) entertainment and recreational commercial uses;
 
v) community services and facilities;
 
vi) cultural, educational and institutional uses;
 
vii)hotels;
 
viii)multiple unit residential; and
 
ix) urban squares and open space.
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13. 11 Vehicle repair and vehicle service stations shall only be permitted as 

accessory uses. 
14. 12 The permitted uses can be mixed vertically within a building or horizontally 

within multiple-unit buildings or may be provided in free-standing individual 
buildings. Where an individual development incorporates a single use building in 
excess of 5,575 square metres (60,000 sq. ft) of gross floor area: 

i)	 the site shall also be designed to provide the opportunity for smaller buildings 
amenable to the provision of local goods and services to be located near 
intersections and immediately adjacent to the street line near transit facilities; 

ii)	 smaller buildings shall comprise a minimum of 10% of the total gross floor 
area within the overall development; and 

iii) large free-standing building(s) should be integrated with smaller buildings to 
create a Main Street-type environment or located on peripheral sites within 
the designation, which are directly linked to the Main Street. 

15. 13 No individual Community Commercial Mixed-use Centre shall have more 

than four (4) freestanding individual retail uses exceeding 5,575 square metres 
(60,000 sq. ft) of gross floor area. 

Height and Density 

16. 14 The Community Commercial Mixed-use Centres incorporate land containing 
existing uses as well as vacant land required to meet the identified needs of the 

City. To promote a mixture of land uses within each Community Commercial 
Mixed-use Centre, retail commercial development will be limited to the following 

total gross floor area cumulatively of all buildings within the designation: 

Mixed-use Centre: Total Commercial Gross Floor Area 

Gordon/Clair : 48,500 sq. m. 57,900 sq. m 

Woodlawn/Woolwich: 56,000 sq. m. 75,600 sq. m 

Paisley/Imperial: 57,000 sq. m. 63,500 sq. m 

York/Victoria: 16,300 sq. m 

York/Watson Parkway/Starwood: 28,000 sq. m 39,700 sq. m 

Silvercreek Junction: 22,760 sq. m. as per section 9.13.2.5.5 

17. 15 The maximum height is ten (10) storeys. 

18.The minimum commercial gross floor area is 6500 square metres cumulatively 
of all buildings within the designation. 

19. 16 For freestanding residential development, the maximum net density is 150 

units per hectare and the minimum net density is 100 units per hectare. 
20. 17 Additional building height and density may be considered subject to the 

Height and Density Bonus provisions of this Plan. 

Item 5: 	 The purpose of Item 5 is to renumber Section 9.4.3 and to add the 
Woolwich Mixed-use Corridor to the list of Mixed-use Corridors in the 

preamble to Section 9.4.3. 

Section 9.4.3 is hereby renumbered and the preamble is hereby amended as 
follows: 
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9.4.34  Mixed-use Corridor  

The Mixed-use Corridor designation is intended to serve both the needs of residents 
living and working on-site, in nearby neighbourhoods and employment districts and 

the wider city as a whole. 

The following Mixed-use Corridors are designated on Schedule 2: 

 Silvercreek Parkway Mixed-use Corridor 
 Eramosa Mixed-use Corridor 

 Stone Road Mixed-use Corridor 
 Woolwich Mixed-use Corridor. 

Item 6:	 The purpose of Item 6 is to add a new policy 9.4.4.7 for commercial 
function studies and to renumber the subsequent policies. 

Policy 9.4.4.7 is hereby added as follows and the remainder of policies in the new 
Section 9.4.4 are renumbered. 

7.	 Development proposals that would decrease the existing commercial 
gross floor area of a commercially zoned site within the Mixed-use 

Corridor designation by more than 25 per cent or that would provide 
commercial gross floor area at less than .15 FSI on a commercially 

zoned site will require a Commercial Function Study in accordance with 
the policies of this Plan. 

Permitted Uses 

8.	 7 The following uses may be permitted in the Mixed-use Corridor designation, 
subject to the applicable provisions of this Plan: 

i)	 commercial, retail and service uses; 

ii)	 office; 
iii) entertainment and recreational commercial uses; 

iv) cultural and educational uses; 
v)	 institutional uses; 
vi) hotels; 

vii)live/work; 
viii)medium and high density multiple unit residential buildings and apartments; 

and 
ix) urban squares and open space. 

9.	 8 The permitted uses can be mixed vertically within a building or horizontally 
within multiple-unit mall buildings or may be provided in free-standing individual 

buildings. Where an individual development incorporates a single use building in 
excess of 5,575 square metres (60,000 sq. ft.) of gross floor area, the site shall 

also be designed to provide the opportunity for smaller buildings amenable to 
the provision of local goods and services to be located near intersections and 
immediately adjacent to the street line near transit facilities. These smaller 

buildings shall comprise a minimum of 10% of the total gross floor area within 
the overall development. 

Height and Density 

10. 9 The maximum height is six (6) storeys. 
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11. 10 For freestanding residential development, the maximum net density is 150 

units per hectare and the minimum net density is 100 units per hectare. 
12. 11 Additional height and density may be permitted subject to the Height and 

Density Bonus provisions of this Plan. 

Item 7:	 The purpose of Item 7 is to renumber section 9.4.4 Neighbourhood 
Commercial Centre and to amend the policies of Section 9.4.4 to 

establish a new maximum commercial gross floor area; to update the 
policy for market impact studies; to delete the reference to the Victoria 
and York Neighbourhood Commercial Centre; to add a policy to require 

commercial function studies; to change residential “uses” to “units”; and 
to set a maximum residential density 

Section 9.4.4 is hereby renumbered and amended as follows: 

9.4.  4  5 Neighbourhood  Commercial  Centre  

Neighbourhood Commercial Centres are identified on Schedule 2 of this Plan. 

Objectives 

a)	 To establish local convenience and neighbourhood commercial uses within 
a convenient walking distance of residential areas. 

b)	 To ensure Neighbourhood Commercial Centres are developed in a cohesive 
and coordinated manner that is compatible with the surrounding residential 
neighbourhood. 

c)	 To primarily serve the shopping needs of residents living and working in 
nearby neighbourhoods and employment districts. 

d)	 To be connected to surrounding neighbourhoods through the City’s 
pedestrian trails, walkways and by transit. 

Policies 

1.	 The Neighbourhood Commercial Centre designations on Schedule 2 recognize 
the existing centres within the city and identify the general location of new 

Neighbourhood Commercial Centres. 
2.	 To prevent the creation of strip commercial development comprising a series of 

Neighbourhood Commercial Centres located adjacent to one another along a 
major street, it is the general requirement of this Plan that designated 
Neighbourhood Commercial Centres have a minimum distance separation from 

one another of 500 metres. 
3.	 This Plan intends that a A Neighbourhood Commercial Centre shall not be 

extended or enlarged to provide more than 4,650 have a maximum total 
commercial gross floor area of 6,500 square metres (50,000 70,000 square 
feet) of gross floor area. 

4.	 Notwithstanding policy 9.4.45.3, the existing Neighbourhood Commercial 
Centres listed below will be permitted to provide a maximum of 10,000 square 

metres (108,000 square feet) of commercial gross floor area: 

 Speedvale Avenue at Stevenson Street 
 Victoria Road at Grange Street 
 Victoria Road at York Road 

 Kortright Road at Edinburgh Road 
 Harvard Road at Gordon Street 
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 Kortright Road at Gordon Street 

 Wellington Street at Imperial Road. 

5.	 A Neighbourhood Commercial Centre shall only be extended or enlarged as 
listed in policy 9.4.4.4 shall only be extended or enlarged to provide more than 

the permitted maximum 10,000 square metres (108,000 square feet) of 
commercial gross floor area by amendment to this Plan and shall require a 

Market Impact Study. 
6.	 The maximum gross floor area of an individual retail use within a Neighbourhood 

Commercial Centre shall be 3,250 square metres (35,000 square feet). 

7.	 The City will require the aesthetic character of site and building design to 
conform to the Urban Design policies of this Plan and applicable guidelines, and 

will incorporate measures into the approval of Zoning By-laws and Site Plans to 
ensure conformity. 

8.	 Where new development occurs within a Neighbourhood Commercial Centre, 

adjacent lands will be integrated in terms of internal access roads, entrances 
from public streets, access to common parking areas, open space, urban 

squares, grading and stormwater management systems. 
9.	 Development within the Neighbourhood Commercial Centre designation will be 

designed to be connected to the wider community by footpaths, sidewalks and 

bicycle systems and by the placement of buildings in close proximity to the 
street line near transit facilities. 

10.Applications for the purpose of establishing or expanding a Neighbourhood 
Commercial Centre designation will be required to satisfy the following criteria: 

i) located with direct access to an arterial or collector road, preferably at an 
arterial or collector road intersection; 

ii) the location will contribute to the creation of a compact, well-defined node 
oriented to a major intersection and does not promote the creation of ‘strip 

commercial’ development along a major street; 
iii) designed in a manner that is compatible with the building design and use of 

surrounding properties; 
iv) the location shall minimize the impact of traffic, noise, signs and lighting on 

adjacent residential areas; 

v) adequate site area will be provided for parking, loading and all other required 
facilities; and 

vi) adequate landscaping, screening and buffering will be provided to preserve 
the amenities and appearance of surrounding properties. 

11.Development proposals that would decrease the existing commercial 
gross floor area within a Neighbourhood Commercial Centre by more 

than 25 per cent or that would provide commercial gross floor area at 
less than .15 FSI will require a Commercial Function Study in 

accordance with the policies of this Plan. 

Permitted Uses 

12. 11 The following uses may be permitted in Neighbourhood Commercial Centres, 

subject to the applicable provisions of this Plan: 

i) commercial, retail and service uses;
 
ii) small-scale offices;
 
iii) community services and facilities;
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iv) live/work;
 
v) multiple unit residential within mixed-use buildings; and
 
vi) urban squares.
 

13. 12 Vehicle sales and vehicle repair uses shall not be permitted. 

14. 13 Development will be planned and designed to maintain the principal 
commercial function. Residential uses units are not permitted on the ground 

floor. 

Height and Density 

15. 14 The maximum height is six (6) storeys. 

16.For residential development, the maximum net density is 100 units per 
hectare. 

17.Notwithstanding Policy 9.4.45.16, the maximum net density for 
residential development for the Willow Road and Dawson Road 
Neighbourhood Commercial Centre is 150 units per hectare. 

18. 15 Additional building height and density may be considered subject to the 
Height and Density Bonus provisions of this Plan. 

Item 8: 	 The purpose of Item 8 is to renumber section 9.4.5 Service Commercial 

and Section 9.4.6 Mixed Office/Commercial. 

Section 9.4.5 Service Commercial and Section 9.4.6 Mixed/Office Commercial are 
hereby renumbered as follows. 

9.4. 5  6  Service Commercial  

9.4.  6  7  Mixed Office/Commercial  

Item 9: 	 The purpose of Item 9 is to delete policy 9.4.6.9 which references height 

and density bonusing within the Mixed Office/Commercial section. 

Policy 9.4.6.9 is hereby deleted. 

Item 10:	 The purpose of Item 10 is to revise Schedule 2 Land Use Plan to change 
the land use designation for 721, 727, 731, 735, 737 and 739 Woolwich 

Street from Service Commercial to Mixed-use Corridor. 

Item 11: 	The purpose of Item 11 is to revise Schedule 2 Land Use Plan to change 
the land use designation for 200 Victoria Road South from 

Neighbourhood Commercial Centre to Commercial Mixed-use Centre. 

Item 12: 	The purpose of Item 12 is to revise Schedule 2 Land Use Plan to change 
the land use designation for 523 York Road and 494-500 York Road from 
Service Commercial to Commercial Mixed-use Centre. 

Item 13: 	The purpose of Item 13 is to revise Schedule 2 Land Use Plan to change 
the land use designation for 540 York Road from Service Commercial 
and Industrial to Commercial Mixed-use Centre. 

Item 14:	 The purpose of Item 14 is to revise Schedule 2 Land Use Plan to amend 

the land use designation for 895-919 York Road and 57 Watson Parkway 
North from Service Commercial to Commercial Mixed-use Centre. 
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Item 15:	 The purpose of Item 15 is to revise Schedule 2 Land Use Plan to amend 

the legend to change the land use designation title from “Community 
Mixed-use Centre” to “Commercial Mixed-use Centre”. 

The following maps display the changes to Schedule 2 as outlined in Items 10
 
through Item 14
 

Page 129 of 162



 

  

Page 130 of 162



 

  

Page 131 of 162



 

NTS. 

YORKRD 

Land use designation proposed 
to be changed to 

Commercial Mixed-Use Centre 

Industrial - Commercial Mixed-Use Centre 
Significant Natural Areas & Natural Areas - Service Commercial 

Natural Areas Overlay 

1------1 

PROPOSED OFFICIAL PLAN DESIGNATIONS ~ --895-919 York Road & 57 Watson Parkway South 
l'r<ldi.ICO:l.t>Ythi:OtJI~<:illl:lllft 

'''''"""<;!""d'S<*I~lioe
Mr2019 

Page 132 of 162



 
January 3, 2020                 Project No. 1824  
 
City of Guelph  
1 Carden Street 
Guelph, Ontario 
 
Attention: Mayor Cam Guthrie and Members of Council 
 
Re: Guelph Comprehensive Zoning By-law  

Starlight Investments 
Willow West Mall - 183 Silvercreek Parkway North, Guelph 

 
I am the Planning Consultant for Starlight Investments, the owner of Willow West Mall located at 
183 Silvercreek Parkway North, as well as a number of other commercial and residential 
properties within the City. Starlight is considering the future potential of the Willow West Mall 
property as a mixed-use development, given its location within a Mixed-use Corridor.  The current 
Official Plan designation is “Mixed-use Corridor” which permits a maximum building height of 6 
storeys and a density between 100 and 150 units per hectare for freestanding residential 
development.  The current zoning of the site is the Specialized Community Commercial CC-9 
Zone. 
 
It is noted that an Official Plan Amendment is included in the scope of work approved by Council 
for the Comprehensive Zoning By-law.  Suggestions for amendments to the Official Plan are 
therefore, offered in addition to the Comprehensive Zoning By-law comments. 
 
The following comments are provided in relation to the Comprehensive Zoning By-law Discussion 
Paper dated October 2019 as it relates to the Willow West Mall property. 
 
Chapter 3 – Zoning Bylaw Layout, Scope, Legal Matters, Existing Development Approvals, 
and Specific Uses 
 
Two Year Moratorium on Zoning By-law Amendments 
 

The Planning Act allows Council to impose a 2 year moratorium on zone change applications 
when a new zoning by-law replaces the existing zoning by-law in its entirety.  Given that the new 
By-law does not include the downtown, we question whether this provision of the Planning Act is 
applicable.  In any case, we are not supportive of a 2 year moratorium on zone change 
applications or minor variance applications. We are hereby requesting that Council exempt any 
future applications for the Willow West Mall site. 
 

Approvals Granted under the Existing Zoning By-law 
 

Since the Zoning By-law was approved in 1995 there have been 414 zoning amendments 
approved and since 2014 there have been 425 minor variances approved.  Any proposal to wipe 
out these existing zoning and minor variance approvals is not supported.  Wording must be 
included in the new Zoning By-law to carry these permissions forward.  There are any number of 
legal arrangements, mortgages, leases etc. that would be undermined by the current zoning 
permissions not being carried forward. 
 
423 Woolwich Street, Suite 201, Guelph, Ontario N1H 3X3 - 519-836-7526 - astrid.clos@ajcplanning.ca 
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The City may find that it will be dealing with numerous appeals or applications to re-establish 
these permissions once the new Zoning By-law is in effect.  Forcing these properties into legal 
non-conforming status is not an acceptable approach. 
  

Transition Provisions for In-Progress Development Applications 
 

There should be transition provisions, deeming any application in progress to also be an 
amendment to the new Zoning By-law once the new Zoning By-law has been passed.   
 

Specialized Zones 
 

We are supportive of the City continuing the practice of approving site specific zones.  Existing 
site specific zones are deemed to be in conformity with the Official Plan in accordance with the 
Planning Act and must be carried forward in the new Zoning By-law.  Considerable time, expense 
and review has been included in creating these site specific zones and they must continue to 
apply to these properties.    
 

General Official Plan Conformity 
 

The new zones created should be directly correlate to, and implement the corresponding Official 
Plan designations.  The City should create the fewest zones possible to implement the Official 
Plan designations thereby reducing the need for zone change applications. 
 

Chapter 4 - Residential 
 
High Density Residential zoning regulations should apply to apartment buildings and mixed-use 
buildings within lands designated as Mixed-use Corridor.  The common amenity area regulation 
for apartments should be reduced from the current requirement in the zoning by-law.  Common 
amenity area has been one of the regulations most approved as a reduced specialized zoning 
regulation.  The City’s current common amenity area requirement of 30 m2 per unit for the first 20 
units then 20 m2 for each additional unit, is higher than any of the other comparable municipal 
amenity area requirements noted on page 4-54 of the Discussion Paper. (ie. Waterloo, Burlington, 
Ottawa, Cambridge, Vaughan, Kingston, Brampton) A new common amenity area zoning 
regulation requiring less than 10 m2 per unit would encourage intensification within the Mixed-use 
Corridor Zone.  
 
The side yard requirement calculated as half the building height should be removed and replaced 
with a set minimum side yard and angular plane regulations that work together in the zoning.  
Duplicate regulations regulating the same item such as density and minimum lot area per unit 
should be corrected by deleting the minimum lot area per unit regulation.  A minimum landscaped 
open space regulation is not necessary and should be deleted since this is already regulated by 
other regulations such as setbacks.  Townhouses should be permitted in the zone implementing 
the designated Mixed-use Corridor lands.  Townhouses along the podium of an apartment 
building can activate street frontage, assist in meeting angular plane requirements and provide a 
transition in building heights to promote compatibility and reduce shadow impacts to abutting 
properties. 
 
The new zoning should include a reduced parking standard for apartment units located in the 
Mixed-use Corridor designation since these areas are well served by public transit.  The new 
zoning should recognize efficiencies from shared parking for mixed-use sites where commercial 
and residential uses have different schedules of users.  The parking standard implemented should 
not create an oversupply of parking and should encourage Transportation Demand Management.   
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The City has not previously had a zone which implements the Mixed-use Corridor designation.  If 
the zone proposed to implement the Mixed-use Corridor designation requires amendments to the 
Official Plan it would be appropriate to include these amendments as part of this process. 
 
Recent planning applications, which have been supported by City staff and approved by Council, 
are an indicator that the maximum building height of 10 storeys and maximum density of 150 units 
per hectare in the Official Plan and High Density Apartment Zone are out of step with Provincial 
policy and the current accepted built form in Guelph.  The Comprehensive Zoning By-law process 
is an excellent opportunity to re-evaluate the maximum height and density permitted in the context 
of using land efficiently, providing housing affordability and creating a walkable, transit friendly 
community.  Particularly within Mixed-use corridors, where intensification is anticipated and 
encouraged, the City should be increasing the maximum height and density permitted in the 
Official Plan and Zoning By-law. 
 
Chapter 5 – Commercial and Mixed Use 
 
Mixed-use Corridor 
 
Willow West Mall is one of 161 properties included within the Mixed-use Corridor designation of 
the Official Plan.  These properties range in size and use and the zoning proposed must be able 
to capture these differences to implement the Official Plan without causing undue hardship for 
landowners.  The Willow West Mall Mixed-use Corridor is also significantly located within an 
Intensification Corridor within the Official Plan.  
 
Given that the stated intent of the Mixed-use Corridor land use designation is to “group 
complementary commercial, retail and residential uses in close proximity to one another to satisfy 
several shopping and service needs and residential uses at one location” (page 5-72) , it is unclear 
why the recommendation is to create three separate zones to implement this designation.  One 
zone which includes all of the permitted uses and regulations would be strongly preferred to 
implement the Mixed-use Corridor land use designation.   It does not make sense to have three 
zones; residential, commercial and institutional zones for what is encouraged to be mixed-use.  
The three proposed zones, MCR, MCC and MCI should be combined into one zone to implement 
the Mixed-use Corridor designation.  Tenants shift over time and a church, school, gym or library 
should be permitted in a commercial building or mixed use without requiring a zone change. 
 
On page 5-73 of the Discussion Paper, the proposed Official Plan Amendment No. 69, which is 
not yet approved by Council, requires that a Commercial Function Study be prepared if existing 
commercial floor area is proposed to be reduced by more than 25% and if a Floor Space Index of 
less than 0.15 is provided.  The Discussion Paper incorrectly refers to these Official Plan policies 
as though they are already in effect and incorrectly characterizes these as existing requirements 
of the Official Plan.   
 
The newly proposed minimum 0.15 Floor Space Index for commercial plus the restriction of a 
25% reduction of existing commercial space is onerous for existing commercial uses in the City 
and is a major change from the current Official Plan which does not include any minimum 
commercial floor area requirement.  The current Community Shopping Centre Zone includes the 
requirement for a minimum commercial area of 1,875 m2.   If the City would like to protect the 
commercial function of the areas designated Mixed-use Corridor, it would be more appropriate to 
carry forward this current minimum in the zoning and incentivize any additional commercial space 
provided through additional height and density permissions without requiring an OPA or Zone  
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Change.   This is a way for the City to maintain the current minimum commercial space in the 
zoning and be provided more commercial in a mixed-use format. 
 
The maximum building height of six storeys is inadequate for the function of these Mixed-use 
Corridor lands which are intended for intensification and transit supportive development.  A 
maximum building height of 15 storeys with angular plane regulations applied to any abutting Low 
Density Residential designated lands would ensure compatibility.  The Official Plan should be 
amended as part of this process to increase the maximum Building Height in the Mixed-use 
Corridor areas to 15 storeys.  In addition, the wording within the Mixed-use Corridor policy should 
be revised to permit the 100 to 175 units per hectare density to apply to mixed-use and 
freestanding residential buildings, not just freestanding residential buildings.  Increasing the 
maximum height and density regulations will assist the City in implementing the minimum 
provincial Place to Grow intensification targets. In addition, if a landowner is able to exceed the 
minimum commercial floor area there should be a residential height and density increase 
incentive included in the zoning especially within an intensification corridor. 
 
On page 5-76 in Table 24 there is an error related to “Dwelling units with permitted commercial 
uses in the same building” in the CC Zone.  The report incorrectly states that these dwelling units 
are not currently permitted in the CC Zone, however, they are permitted in the current zoning by-
law. 
 
Commercial Policy Review Preferred Framework Implementation Discussion Paper (April 
2019) 
 
The Commercial Policy Review Preferred Framework Implementation Discussion Paper proposes 
to add a minimum commercial gross floor area of 0.15 Floor Space Index (FSI) to the zoning for 
the Mixed-use Corridor designated lands. 
 

CPR Recommendations: “It is recommended that the City apply a benchmark of 0.15 Floor 
Space Index (FSI) of commercial space at full build out to Community Mixed-use, Mixed-
use Corridor and Neighbourhood Commercial Centre designations. This is intended to be 
applied on an individual site basis to sites that are currently zoned commercial.” (Page 66) 

 
If the minimum commercial FSI must be included in the zoning, it must be clear that it applies at 
full build out consistent with the CPR so that it will not cause issues when construction is phased 
or redevelopment is proposed. 
The Preliminary staff recommendation is that; 
 

“Include an Official Plan policy stating that commercially zoned properties within Mixed-
use Corridors must include commercial development at a minimum density of 0.15 FSI 
and cannot reduce it by more than 25% from what currently exists, measured from the 
date of when this policy is deemed to be in full force and effect, whichever is the greater 
gross floor area. 
 

This zoning approach would be protective of the 6,500 m2 gross floor area minimum 
recommended to protect the commercial function at each of the Centres. It would also 
help ensure that the City continues to plan for and protect commercial land to meet its 
projected growth. Given the current typical standalone commercial density of 0.30 FSI and 
forecast density of 0.40 by 2041, this figure is easily achievable for standalone commercial 
and provides flexibility for mixed-use intensification.” 

 
 

Page 136 of 162



-5- 
 

Attachment B - Summary of existing zoning bylaw definitions and proposed new 
definitions compared to the Official Plan and zoning trends, and preliminary 
recommendations 
 

We applaud the City’s proposal to create a zone to implement the Mixed-use Corridor designation.  
This zone is needed and will be well received.  In addition, it is a positive step to allow the Retail 
Establishment definition to be more inclusive.  This is a welcome change from the current zoning 
by-law.  It is also positive to refer to commercial uses in the proposed OPA No. 69 rather than 
distinguishing just retail uses.  It would be helpful to include the new proposed definitions of Retail 
Establishment and Commercial in the Discussion Paper. 
 

The Council feedback at the public meeting for OPA No. 69 provided clear direction to staff to not 
impose undue restrictions onto commercial development and to recognize that the retail 
landscape is changing.  The final version of OPA No. 69 may not include the policies described 
below when presented to Council for approval.  
 

As stated, the limitation of reducing existing commercial by 25% is onerous.  The City should 
continue the current minimum commercial floor area in the new zoning, however, if the City 
decides to include the 0.15 FSI commercial GFA regulation, it should apply at full build out to 
allow for the phasing and staging of development.  In addition, if a landowner is able to achieve 
the 0.15 FSI there should be a residential height and density increase incentive included in the 
zoning.  If the City wants to encourage commercial development to ensure that complete 
communities are constructed, tax assessment is balanced and to maintain the commercial 
function of these designated areas, an innovative approach of tying this 0.15 FSI commercial 
performance standard to increased residential height and density is an innovative approach that 
should be encouraged. 
 

Guelph Parking Standards Review - Phase 2 Discussion Paper - September 11, 2019 
 

A revised parking space ratio for the mixed-use zone is appropriate to reflect the varied schedules 
of the residential and commercial users of the site and to also reflect the more contemporary 
commercial parking ratios approved as specialized zoning regulations in the current zoning by-
law.  The new zoning should include a reduced parking standard for apartment units located in 
the Mixed-use Corridor designation since these areas are well served by public transit. 
 

A reduced parking standard per unit should be applied when underground or structured parking 
is provided to recognize the extra expense of providing these parking spaces and to incentivize 
the construction of underground or structured parking.   
 

Thank you for the opportunity to provide these comments related to the Discussion Paper for the 
City’s Comprehensive Zoning By-law.  We recognize that this by-law is a large undertaking and 
we are requesting a meeting to review the potential implications of the new by-law on the exciting 
redevelopment plans for the Willow West Mall property.  We would like to work with the City to 
ensure a successful transition of this property to a mixed-use development. 
 

Yours truly, 

 
Astrid Clos, MCIP, RPP 
cc:   Abby Watts, Project Manager – Comprehensive Zoning Bylaw Review  

zoningreview@guelph.ca 
 clerks@guelph.ca 
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 THE CORPORATION OF THE CITY OF GUELPH 

 
 

By-law Number (2020) – 20473  
 

A by-law to amend the Official Plan 
for the City of Guelph to implement 

the Commercial Policy Review 

Preferred Framework (2018) policy 
and land use designation 

recommendations. 
 

WHEREAS the Official Plan of the City of Guelph was adopted November 

1, 1994 and approved December 20, 1995 pursuant to s. 17 of the Planning 
Act, R.S.O. 1990, c. P13, as amended;  

 
AND WHEREAS Section 21 of the Planning Act, R.S.O. 1990, c. P13, as 

amended, provides that a municipality may, by by-law, amend an Official Plan; 
 

AND WHEREAS after giving of the required notice, a Public Meeting 
was held on September 9, 2019 pursuant to s. 17(15)(d) of the Planning Act, 

R.S.O. 1990, c. P13, as amended; 

 

NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE 
CITY OF GUELPH ENACTS AS FOLLOWS: 

 
1. Amendment Number 69 to the Official Plan for the City of Guelph, as 

amended, consisting of the text and mapping attached to and forming 
part of this By-law is hereby adopted.  

 
2. Where notice of this by-law is given in accordance with the Planning Act, 

and where no notice of objection has been filed within the time 
prescribed by the regulations, this by-law shall come into effect. 

Notwithstanding the above, where notice of objection has been filed 
within the time prescribed by the regulations, no part of this by-law shall 

come into effect until all of such appeals have been finally disposed of 

by the Local Planning Appeal Tribunal. 
 

 
PASSED this TWENTY-SEVENTH day of JANUARY 2020. 

 
 

 
_________________________________ 

 
CAM GUTHRIE - MAYOR 

 
 

 
_________________________________ 

 

STEPHEN O’BRIEN - CITY CLERK 
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EXPLANATION OF PURPOSE AND EFFECT AND 
 KEY MAP FOR BY-LAW NUMBER (2020)–20473 
 
 
1. By-law Number (2020)-20473 has the following purpose and effect: 

 
The purpose of By-law (2020)-20473 is to update the commercial policy 

framework in the Official Plan to implement the recommendations of the Council 
approved Commercial Policy Review: Preferred Framework.  
 

The proposed Official Plan Amendment, to be known as Official Plan Amendment 
No. 69, amends the following in Chapter 9, Section 9.4: 

 Changes references to “retail gross floor area” to “commercial gross floor 
area”; 

 Changes the name of the land use designation “Community Mixed-use 

Centre” to “Commercial Mixed-use Centre”; 
 Increases the maximum gross floor area of commercial space for three 

Commercial Mixed-use Centres (Gordon/Clair, Woodlawn/Woolwich and 
Paisley/Imperial); 

 Provides a minimum gross floor area of 6,500 square metres of 

commercial space for the Commercial Mixed-use Centres; 
 Increases the maximum commercial gross floor area for Neighbourhood 

Commercial Centres to 6,500 square metres; 
 Provides policies to protect against the loss of commercial floor space 

through the introduction of Commercial Function Study policies, the 

introduction of floor space index benchmarks and policy that protects 
existing commercial space from being reduced by 25% or more; and 

 Provides a residential density policy for the Neighbourhood Commercial 
Centres. 

 

OPA 69 modifies Schedule 2 by changing the land use designations of the 
following properties: 

 721, 727, 731, 735, 737 and 739 Woolwich Street: land use designation 
proposed to be changed from Service Commercial to Mixed-use Corridor;  

 200 Victoria Road South: land use designation proposed to be changed 
from Neighbourhood Commercial Centre to Commercial Mixed-use Centre; 

 523 York Road and 494-500 York Road: land use designation proposed to 
be changed from Service Commercial to Commercial Mixed-use Centre; 

 540 York Road: land use designation proposed to be changed from 

Service Commercial and Industrial to Commercial Mixed-use Centre; 
 895-919 York Road and 57 Watson Parkway North: land use designation 

proposed to be changed from Service Commercial to Commercial Mixed-
use Centre. 

  

OPA 69, as proposed, was considered by Guelph City Council at a Public Meeting 
held on September 9, 2019 and was approved by Guelph City Council on January 
27, 2020. 

 
Further information may be obtained by contacting or visiting Planning and 

Building Services, 519-837-5616, extension 2361, City Hall, Guelph, Ontario. 
 
Persons desiring to officially support or object to this Official Plan Amendment 

must file their support or objection with the City Clerk, City Hall, Guelph, as 
outlined on the page entitled "Notice of Passing". Any comments or objections 

which you may have previously submitted are considered to have been unofficial 
and for the City’s guidance only. 
 

2. Key maps showing the location of the lands to which By-law (2020) - 20473 
applies:  
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AMENDMENT NO. 69 

 
 

TO THE 
 

 

OFFICIAL PLAN 
 

 
FOR THE CITY OF GUELPH 
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Part A – The Preamble 

Title and Components 

This document is entitled ‘Commercial Policy Review Amendment’ and will be 

referred to as Amendment 69. Part A – The Preamble provides an explanation of 

the amendment including the purpose, background, location basis of the 

amendment, summary of changes to the Official Plan and public participation. It 

does not form part of the amendment.  

Part B – The Amendment forms Amendment 69 to the Official Plan for the City of 

Guelph and contains a comprehensive expression of the new, deleted and amended 

policies and schedule. 

Purpose 

The purpose of OPA 69 is to update the commercial policy framework in the Official 

Plan to implement the recommendations of the Council approved Commercial Policy 
Review: Preferred Framework to: 

 Address the evolution of commercial development into mixed-use areas while 

protecting commercial space for the long term; 

 Designate sufficient land for commercial purposes to address the land 

shortage to 2041; 

 Protect existing commercial land supply through the introduction of minimum 

commercial floor space; commercial function study requirements; and 

residential density policies; 

 Provide clarity on the floor space measure by changing it from retail to 

commercial; and 

 Allow for intensification of existing Commercial Mixed-use Centres by 

increasing the maximum commercial floor space permitted. 

 

Background 

The commercial policy review was initiated to: 

 update the commercial policies to reflect recent changes in the retail market; 

 ensure the amount, location and type of commercial land designated in 

Guelph matches the projected growth needs for 2031 and provides the basis 

to meet the needs for 2041; and 

 address the role, type and amount of commercial space in the Downtown, 

community mixed-use nodes (e.g. Starwood Drive/Watson Parkway), 

intensification corridors (e.g. York Road) and service commercial 

designations (e.g. fast-food, repair and service shops, auto sales, building 

supply, etc.). 

The Commercial Policy Review began in November 2016 with the project Terms of 
Reference being approved by Council.  
 

Stage 1 involved the completion and release of the Commercial Market Analysis and 
Background Report on November 24, 2017 (Report IDE-2017- 130).  

 
Stage 2 involved the release of draft policy alternatives on May 14, 2018 as part of 
Council Report IDE-2018-57. The report was received by Council and was used to 

guide public discussion and evaluation of alternatives in order to develop a 
preferred commercial policy framework. The public consultation included a key 

stakeholder workshop, public workshop and on-line survey, and a presentation at 
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the Downtown Advisory Committee during April 2018. On July 9, 2018 the 
preferred framework presented in Council Report IDE-2018-94 was approved by 

Council and staff were directed to initiate amendments to the Official Plan and 
Zoning By-law to implement the Council approved Commercial Policy Review: 

Preferred Framework. 
 
The Commercial Policy Review: Preferred Framework Implementation Discussion 

Paper was released on April 5, 2019 to facilitate engagement on the proposed 
options for amendments to the City’s Official Plan. The Discussion Paper 

summarized current Official Plan and Zoning By-law policies and regulations, 
presented and analyzed options for implementing the Preferred Framework 
recommendation and presented staff preliminary recommendations. 
 

Location 

Official Plan Amendment 69 policy modifications apply to all lands designated within 

commercial categories in the city of Guelph. The proposed land use designation 

changes apply to the following properties: 721, 727, 731, 735, 737 and 739 

Woolwich Street; 200 Victoria Road South; 523 York Road; 494-500 York Road; 

540 York Road; 895-919 York Road and 57 Watson Parkway North. 

Basis of the Amendment 

Official Plan Amendment 69 implements the Council approved Preferred Framework 

for the Commercial Policy Review. 

Summary of Changes to the Official Plan 

The following is a summary of OPA 69: 

OPA 69 includes the following policy amendments to Chapter 9, Section 9.4: 

 Changes references to “retail gross floor area” to “commercial gross floor 

area”; 

 Changes the name of the land use designation “Community Mixed-use 

Centre” to “Commercial Mixed-use Centre”; 

 Increases the maximum gross floor area of commercial space for three 

Commercial Mixed-use Centres (Gordon/Clair, Woodlawn/Woolwich and 

Paisley/Imperial); 

 Provides a minimum gross floor area of 6,500 square metres of commercial 

space for the Commercial Mixed-use Centres; 

 Increases the maximum commercial gross floor area for Neighbourhood 

Commercial Centres to 6,500 square metres; 

 Provides policies to protect against the loss of commercial floor space 

through the introduction of Commercial Function Study policies, the 

introduction of floor space index benchmarks and policy that protects existing 

commercial space from being reduced by 25% or more; and 

 Provides a residential density policy for the Neighbourhood Commercial 

Centres. 

 

OPA 69 modifies Schedule 2 by changing the land use designations of the following 

properties: 

 721, 727, 731, 735, 737 and 739 Woolwich Street: land use designation 

proposed to be changed from Service Commercial to Mixed-use Corridor;  

 200 Victoria Road South: land use designation proposed to be changed from 

Neighbourhood Commercial Centre to Commercial Mixed-use Centre; 

 523 York Road and 494-500 York Road: land use designation proposed to be 

changed from Service Commercial to Commercial Mixed-use Centre; 
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 540 York Road: land use designation proposed to be changed from Service 

Commercial and Industrial to Commercial Mixed-use Centre; 

 895-919 York Road and 57 Watson Parkway North: land use designation 

proposed to be changed from Service Commercial to Commercial Mixed-use 

Centre. 

The legend for Schedule 2 is also updated by changing the name of the land use 

designation Community Mixed-use Centre to Commercial Mixed-use Centre. 

 

Public Participation 

Community engagement was undertaken throughout the Commercial Policy Review 
to receive feedback on the vision, principles, draft policy alternatives, preferred 
framework and the options for Official Plan amendments. The Statutory Public 

Meeting for Official Plan Amendment #69 was held on September 9, 2019. Council 
heard from 3 delegates and received 5 written comments. 

 

Part B – The Amendment 

Format of the Amendment 

This section of Amendment #69 for the Commercial Policy Review sets out 

additions and changes to the text and mapping in the Official Plan.  Sections of the 

Official Plan that are proposed to be added or changed are referred to as "ITEMS" in 

the following description.  Text that is proposed to be amended is illustrated by 

various font types (e.g. struck-out is to be deleted and bold text is to be added).  

Unchanged text represents existing Official Plan policy that is being carried forward 

that has been included for context and does not constitute part of Amendment #69.  

New sections that are proposed to be added to the Official Plan are shown in 

standard font type with titles appearing in bold.  Italicized font indicates defined 

terms or the name of a provincial act or title of a document. 

Implementation and Interpretation 

The implementation of this amendment shall be in accordance with the provisions 

of the Planning Act.  The further implementation and associated interpretation of 

this amendment shall be in accordance with the relevant text and mapping 

schedules of the existing Official Plan of the City of Guelph and applicable 

legislation. 

Amendment #69 should be read in conjunction with the current Official Plan (2018 

Consolidation) which is available on the City’s website at guelph.ca, or at the 

Planning Services office located at 1 Carden Street on the 3rd Floor.  

Details of the Proposed Amendment 

ITEM 1:   The purpose of ‘ITEM 1’ is to change the reference to Community 

Mixed-use Centre in the preamble to Section 9.4 to Commercial Mixed-

use Centre to reflect the change to the designation name. 

The preamble to section 9.4 of the Official Plan is hereby amended as follows to 

replace the term “Community Mixed-use Centres” with the term “Commercial 

Mixed-use Centres”. 

9.4 Commercial and Mixed-use Designations 

The Commercial and Mixed-use designations are intended to provide a range 

of uses to meet the needs of daily living. The commercial policies of this Plan 

are supportive of the dispersal of commercial uses throughout the city while 
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discouraging the creation of strip development. Commercial centres are 

intended to be transit-supportive developments linked to surrounding 

neighbourhoods by sidewalks and trails. The Community Commercial Mixed-

use Centres and Mixed-use Corridors are intended to develop over time into 

distinct areas with centralized public spaces that provide a range of uses 

including, retail and office uses, live/work opportunities and medium to high 

density residential uses.  

ITEM 2: The purpose of ‘Item 2’ is to amend Section 9.4.1 to update the 

designation name for Commercial Mixed-use Centres, to renumber 

policy references, and to change the references to “retail” space to 

“commercial” space. 

Section 9.4.1 is hereby amended as follows: 

9.4.1 Market Impact Studies  

1. Subject to the policies of Section 1.3, proposals to establish new 

commercial or mixed-use areas or to expand the areas identified on 

Schedule 2 shall require an amendment to this Plan.  

 

2. Market Impact Studies shall be required to assess the impact on the 

City’s commercial policy structure when proposals are made to: 

 

i) establish or expand a Community Commercial Mixed-use Centre or 

Mixed-use Corridor beyond the designation limit boundaries on 

Schedule 2; 

 

ii) to exceed the retail commercial gross floor area limitations within a 

Community Commercial Mixed-use Centre established in policy 

9.4.23.14 or the number of large retail uses in policy 9.4.23.13; and 

 

iii) to extend or enlarge a Neighbourhood Commercial Centre to provide 

more than the 10,000 square metres of maximum permitted 

commercial gross floor area established in policy 9.4.5.3 and 

9.4.5.4. 

 

3. An appropriate Market Impact Study shall demonstrate that: 

 

i) the proposal can be justified without detriment to the overall function 

or economic vitality of Downtown or the key component functions that 

contribute to Downtown’s overall vitality;  

 

ii) the achievement of the City’s Strategic Goals, the Urban Design 

policies and the Commercial and Mixed-use policies and objectives of 

the Official Plan will not be compromised; and  

 

iii) the ability of existing designated commercial or mixed-use lands to 

achieve their planned function will not be compromised.  

 

4. A Market Impact Study shall include: 

 

i) an assessment of the current market situation and the future potential 

for the expansion of retail commercial facilities in light of projected 

population and employment growth; 
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ii) an evaluation of the economic feasibility of the proposal on the basis of 

current market demand or retail market opportunity; 

 

iii) an indication of the scale of any adverse effects on the economic 

viability of Downtown, the key functions that contribute to Downtown’s 

overall vitality and on any existing or planned designated commercial 

or mixed-use lands provided for in this Plan; and 

 

iv) an assessment of the implications of the proposal relative to the City’s 

approved Commercial Policy Review Study and the objectives and 

implementing policies of this Plan. 

 

5. The City may retain, at the applicant’s expense, a qualified consultant 

to provide professional assistance to the City in determining the terms 

of reference for a Market Impact Study and/or to provide a peer 

review of the applicant’s submission.  

 

Item 3: The purpose of Item 3 is to add a new section 9.4.2 titled Commercial 

Function Studies to provide policies for study requirements where 

development applications propose to reduce commercial gross floor 

area. 

The following new Section 9.4.2 entitled Commercial Function Studies is hereby 

added to the Official Plan. 

9.4.2   Commercial Function Studies 

1. Commercial function studies shall be required as part of a complete 

application for development proposals for Commercial Mixed-use 

Centres, Neighbourhood Commercial Centres and Mixed-use Corridors 

that propose to: 

 

i. provide commercial gross floor area at less than .15 FSI; or 

 

ii. reduce the commercial gross floor area existing at the time of the 

application by more than 25 per cent; or 

 

iii. provide less than 6500 square metres of commercial gross floor area 

cumulatively of all buildings within the designation for lands 

designated Commercial Mixed-use Centre. 

 

 2. A Commercial Function Study shall address: 

i. The availability of commercial floor space within the designation to 

meet daily and weekly needs of the surrounding community especially 

for food store, food-related store and/or drug store. 

ii. Opportunities for additional commercial floor space to be provided 

elsewhere and thereby sustain the local provision of commercial floor 

space within that designation or in the immediate area; 

iii. Impacts on the ability of residents and employees in the area to use 

active transportation options to access commercial shopping areas and 

commercial services; and 

iv. Role of the commercial space in creating a community focal point. 
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3. The City may retain, at the applicant’s expense, a qualified consultant 

to provide professional assistance to the City to provide a peer review 

of the applicant’s submission. 

 

Item 4: The purpose of Item 4 is to renumber, rename and revise Section 

9.4.2 Community Mixed-use Centres to: reflect the change in the land 

use designation name to Commercial Mixed-use Centres; to add two 

new Commercial Mixed-use Centres; to provide policies for the 

requirement for commercial function studies; to increase the total 

commercial floor area  for the Gordon/Clair, Woodlawn/Woolwich and 

Paisley/Imperial Centres; to add a total commercial gross floor area for 

the two new centres; and to establish a minimum commercial gross 

floor area. 

  

Section 9.4.2 is hereby amended and renumbered as follows: 

9.4.2 3  Community Commercial Mixed-use Centre 

 

The following Community Commercial Mixed-use Centres are designated on 

Schedule 2: 

• Woodlawn/Woolwich 

• Paisley/Imperial 

• York/Victoria 

• York/Watson Parkway/Starwood 

• Gordon/Clair 

• Silvercreek Junction 

Objectives 

a) To promote Community Commercial Mixed-use Centres as areas that 

support a mix of uses including concentrations of commercial, residential and 

complementary uses serving the immediate neighbourhood and the wider 

community.  

Policies 

1. The Community Commercial Mixed-use Centres identified on Schedule 2 of 

this Plan are comprised of one or several individual developments on one or 

more properties on both sides of an intersection of major roads within the 

designation. These areas are intended to serve both the needs of residents 

living and working in nearby neighbourhoods and employment districts and 

the wider City as a whole.  

2. The intent of the Community Commercial Mixed-use Centre designation is 

to create a well-defined focal point and to efficiently use the land base by 

grouping complementary uses in close proximity to one another providing the 

opportunity to satisfy several shopping and service needs at one location. 

Implementing Zoning By-laws may include mechanisms, such as minimum 

height and density requirements and maximum parking standards, to 

promote the efficient use of the land base. 

3.  Development will be comprehensively planned and integrated with the overall 

Community Commercial Mixed-use Node and in accordance with any 

applicable concept plans or urban design studies as per the policies of 

Section 3.11.  
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Note:  Policy 9.4.23.2 and 9.4.23.3 are under appeal only as they relate to the 

following properties: 115 Watson Parkway North (formerly 72 Watson Road North), 

1750 Gordon Street, 84 Clair Road East, 124 Clair Road East, 158 Clair Road East, 

174 Clair Road East, 190 Clair Road East, 202 Clair Road East, 960-1045 Paisley 

Road, 297-299 Eramosa Road, 111-191 Silvercreek Parkway North, 35 Harvard 

Road, 160, 170, 200 and 210 Kortright Road West, and 98 Farley Drive. These 

policies are in effect for all other affected lands designated on Schedule 2. 

4. Where residential uses are incorporated into Community Commercial Mixed-

use Centres, they are intended to be developed as mixed-use buildings or 

multiple-unit residential buildings.  

5.  Properties within the Community Commercial Mixed-use Centre will be 

integrated through internal access roads, entrances from public streets, 

access to common parking areas, open space, grading and stormwater 

management systems. Furthermore, it is intended that individual 

developments within the Community Commercial Mixed-use Centre will be 

designed to be integrated into the wider community by footpaths, sidewalks 

and bicycle systems and by the placement of smaller buildings amenable to 

the provision of local goods and services in close proximity to the street line 

near transit facilities. 

6.  Community Commercial Mixed-use Centres are strongly encouraged to 

incorporate Main Street type development in strategic locations. Main Street 

areas, as identified through concept plans as per Section 3.11, will be 

planned and designed to reflect the following: 

i) multi-storey buildings fronting onto the main street; 

ii) ground floor retail and service uses are strongly encouraged; 

iii) office uses at ground floor should be limited; 

iv) residential uses should be provided primarily above commercial uses in 

addition to some free-standing residential buildings;  

v) rhythm and spacing of building entrances and appropriately sized 

storefronts to encourage pedestrian activity;  

vi) urban squares, where appropriate; and 

vii) on-street parking.  

Note:  Policy 9.4.23.6 is under appeal only as it relates to the following properties: 

115 Watson Parkway North (formerly 72 Watson Road North), 1750 Gordon Street, 

84 Clair Road East, 124 Clair Road East, 158 Clair Road East, 174 Clair Road East, 

190 Clair Road East, 202 Clair Road East, 960-1045 Paisley Road, 297-299 Eramosa 

Road, 111-191 Silvercreek Parkway North, 35 Harvard Road, 160, 170, 200 and 

210 Kortright Road West, and 98 Farley Drive and 35 and 40 Silvercreek Parkway 

South. This policy is in effect for all other affected lands designated on Schedule 2. 

7. The City will require the aesthetic character of site and building design to be 

consistent with the Urban Design policies of this Plan and any applicable 

urban design guidelines while recognizing the unique context of individual 

Community Commercial Mixed-use centres.  Measures may be incorporated 

into development approvals to ensure consistency.  

8. The boundaries of the Community Commercial Mixed-use Centre 

designation are intended to clearly distinguish the Community Commercial 

Mixed-use Centre as a distinct entity from adjacent land use designations. 

Proposals to expand a Community Commercial Mixed-use Centre beyond 

these boundaries or to establish a new Community Commercial Mixed-use 

Centre shall require an Official Plan Amendment supported by a Market 

Impact Study in accordance with the policies of this Plan. 
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9. Proposals for development of a Commercial Mixed-use Centre at less 

than 6500 square metres of commercial gross floor area cumulatively 

of all buildings within the designation will require an amendment to 

this Plan supported by a Commercial Function Study in accordance 

with the policies of this Plan. 

10. Proposals to decrease the existing commercial gross floor area by 

more than 25 per cent or to provide commercial gross floor area at 

less than .15 FSI will require a Commercial Function Study in 

accordance with the policies of this Plan.  

911. Development within the Community Commercial Mixed-use Centre 

designation is subject to the policies of Section 3.11 of this Plan. 

Permitted Uses 

1012. The following uses may be permitted in Community Commercial Mixed-use 

Centres, subject to the applicable provisions of this Plan: 

i) commercial, retail and service uses; 

ii) live/work uses; 

iii) small-scale professional and medically related offices; 

iv) entertainment and recreational commercial uses; 

v) community services and facilities;  

vi) cultural, educational and institutional uses;  

vii) hotels;  

viii) multiple unit residential; and  

ix) urban squares and open space. 

113. Vehicle repair and vehicle service stations shall only be permitted as 

accessory uses. 

124. The permitted uses can be mixed vertically within a building or horizontally 

within multiple-unit buildings or may be provided in free-standing individual 

buildings. Where an individual development incorporates a single use building 

in excess of 5,575 square metres (60,000 sq. ft) of gross floor area:  

i) the site shall also be designed to provide the opportunity for smaller 

buildings amenable to the provision of local goods and services to be 

located near intersections and immediately adjacent to the street line 

near transit facilities; 

ii) smaller buildings shall comprise a minimum of 10% of the total gross 

floor area within the overall development; and 

iii) large free-standing building(s) should be integrated with smaller 

buildings to create a Main Street-type environment or located on 

peripheral sites within the designation, which are directly linked to the 

Main Street. 

135. No individual Community Commercial Mixed-use Centre shall have more 

than four (4) freestanding individual retail uses exceeding 5,575 square 

metres (60,000 sq. ft) of gross floor area.  

Height and Density  

146. The Community Commercial Mixed-use Centres incorporate land containing 

existing uses as well as vacant land required to meet the identified needs of 

the City. To promote a mixture of land uses within each Community 

Commercial Mixed-use Centre, retail commercial development will be 

limited to the following total gross floor area cumulatively of all buildings 

within the designation: 

Mixed-use Centre: Total Commercial Gross Floor Area 
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Gordon/Clair : 48,500 sq. m. 57,900 sq. m 

Woodlawn/Woolwich: 56,000 sq. m. 75,600 sq. m 

Paisley/Imperial: 57,000 sq. m. 63,500 sq. m 

York/Victoria: 16,300 sq. m 

York/Watson Parkway/Starwood: 28,000 sq. m 39,700 sq. m 

Silvercreek Junction: 22,760 sq. m. as per section 9.13.2.5.5 

157. The maximum height is ten (10) storeys. 

18. The minimum commercial gross floor area is 6500 square metres 

cumulatively of all buildings within the designation. 

169. For freestanding residential development, the maximum net density is 150 

units per hectare and the minimum net density is 100 units per hectare. 

1720. Additional building height and density may be considered subject to the 

Height and Density Bonus provisions of this Plan. 

Item 5: The purpose of Item 5 is to renumber Section 9.4.3 and to add the 

Woolwich Mixed-use Corridor to the list of Mixed-use Corridors in the 

preamble to Section 9.4.3. 

Section 9.4.3 is hereby renumbered and the preamble is hereby amended as 

follows: 

9.4.34  Mixed-use Corridor  

The Mixed-use Corridor designation is intended to serve both the needs of residents 

living and working on-site, in nearby neighbourhoods and employment districts and 

the wider city as a whole. 

The following Mixed-use Corridors are designated on Schedule 2: 

• Silvercreek Parkway Mixed-use Corridor 

• Eramosa Mixed-use Corridor 

• Stone Road Mixed-use Corridor 

• Woolwich Mixed-use Corridor. 

Item 6: The purpose of Item 6 is to add a new policy 9.4.4.7 for commercial 

function studies and to renumber the subsequent policies. 

Policy 9.4.4.7 is hereby added as follows and the remainder of policies in the new 

Section 9.4.4 are renumbered. 

7. Development proposals that would decrease the existing commercial 

gross floor area of a commercially zoned site within the Mixed-use 

Corridor designation by more than 25 per cent or that would provide 

commercial gross floor area at less than .15 FSI on a commercially 

zoned site will require a Commercial Function Study in accordance 

with the policies of this Plan.  

Permitted Uses 

78. The following uses may be permitted in the Mixed-use Corridor designation, 

subject to the applicable provisions of this Plan: 

i) commercial, retail and service uses; 

ii) office; 
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iii) entertainment and recreational commercial uses; 

iv) cultural and educational uses;  

v) institutional uses; 

vi) hotels; 

vii) live/work;  

viii) medium and high density multiple unit residential buildings and 

apartments; and 

ix) urban squares and open space. 

 

89. The permitted uses can be mixed vertically within a building or horizontally 

within multiple-unit mall buildings or may be provided in free-standing 

individual buildings. Where an individual development incorporates a single 

use building in excess of 5,575 square metres (60,000 sq. ft.) of gross floor 

area, the site shall also be designed to provide the opportunity for smaller 

buildings amenable to the provision of local goods and services to be located 

near intersections and immediately adjacent to the street line near transit 

facilities. These smaller buildings shall comprise a minimum of 10% of the 

total gross floor area within the overall development. 

Height and Density  

910. The maximum height is six (6) storeys. 

1011. For freestanding residential development, the maximum net density is 150 

units per hectare and the minimum net density is 100 units per hectare. 

1112. Additional height and density may be permitted subject to the Height and 

Density Bonus provisions of this Plan. 

Item 7: The purpose of Item 7 is to renumber section 9.4.4 Neighbourhood 

Commercial Centre and to amend the policies of Section 9.4.4 to 

establish a new maximum commercial gross floor area; to update the 

policy for market impact studies; to delete the reference to the Victoria 

and York Neighbourhood Commercial Centre; to add a policy to require 

commercial function studies; to change residential “uses” to “units”; 

and to set a maximum residential density. 

Section 9.4.4 is hereby renumbered and amended as follows: 

9.4.45  Neighbourhood Commercial Centre  

Neighbourhood Commercial Centres are identified on Schedule 2 of this Plan.  

Objectives  

a) To establish local convenience and neighbourhood commercial uses 

within a convenient walking distance of residential areas. 

b) To ensure Neighbourhood Commercial Centres are developed in a 

cohesive and coordinated manner that is compatible with the 

surrounding residential neighbourhood. 

c) To primarily serve the shopping needs of residents living and working 

in nearby neighbourhoods and employment districts. 

d) To be connected to surrounding neighbourhoods through the City’s 

pedestrian trails, walkways and by transit. 

Policies 

1. The Neighbourhood Commercial Centre designations on Schedule 2 recognize 

the existing centres within the city and identify the general location of new 

Neighbourhood Commercial Centres. 
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2. To prevent the creation of strip commercial development comprising a series 

of Neighbourhood Commercial Centres located adjacent to one another along 

a major street, it is the general requirement of this Plan that designated 

Neighbourhood Commercial Centres have a minimum distance separation 

from one another of 500 metres. 

3. This Plan intends that a A Neighbourhood Commercial Centre shall not be 

extended or enlarged to provide more than 4,650 have a maximum total 

commercial gross floor area of 6,500 square metres (50,000 70,000 

square feet) of gross floor area.  

4.  Notwithstanding policy 9.4.45.3, the existing Neighbourhood Commercial 

Centres listed below will be permitted to provide a maximum of 10,000 

square metres (108,000 square feet) of commercial gross floor area: 

• Speedvale Avenue at Stevenson Street 

• Victoria Road at Grange Street 

• Victoria Road at York Road 

• Kortright Road at Edinburgh Road 

• Harvard Road at Gordon Street 

• Kortright Road at Gordon Street 

• Wellington Street at Imperial Road. 

5. A Neighbourhood Commercial Centre shall only be extended or enlarged 

as listed in policy 9.4.4.4 shall only be extended or enlarged to provide more 

than the permitted maximum 10,000 square metres (108,000 square feet) 

of commercial gross floor area by amendment to this Plan and shall require 

a Market Impact Study.  

6.  The maximum gross floor area of an individual retail use within a 

Neighbourhood Commercial Centre shall be 3,250 square metres (35,000 

square feet). 

7. The City will require the aesthetic character of site and building design to 

conform to the Urban Design policies of this Plan and applicable guidelines, 

and will incorporate measures into the approval of Zoning By-laws and Site 

Plans to ensure conformity. 

8.  Where new development occurs within a Neighbourhood Commercial Centre, 

adjacent lands will be integrated in terms of internal access roads, entrances 

from public streets, access to common parking areas, open space, urban 

squares, grading and stormwater management systems.  

9. Development within the Neighbourhood Commercial Centre designation will 

be designed to be connected to the wider community by footpaths, sidewalks 

and bicycle systems and by the placement of buildings in close proximity to 

the street line near transit facilities. 

10.  Applications for the purpose of establishing or expanding a Neighbourhood 

Commercial Centre designation will be required to satisfy the following 

criteria: 

i) located with direct access to an arterial or collector road, preferably at 

an arterial or collector road intersection; 
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ii) the location will contribute to the creation of a compact, well-defined 

node oriented to a major intersection and does not promote the 

creation of ‘strip commercial’ development along a major street; 

iii) designed in a manner that is compatible with the building design and 

use of surrounding properties; 

iv) the location shall minimize the impact of traffic, noise, signs and 

lighting on adjacent residential areas; 

v) adequate site area will be provided for parking, loading and all other 

required facilities; and 

vi) adequate landscaping, screening and buffering will be provided to 

preserve the amenities and appearance of surrounding properties. 

 

11. Development proposals that would decrease the existing commercial 

gross floor area within a Neighbourhood Commercial Centre by more 

than 25 per cent or that would provide commercial gross floor area 

at less than .15 FSI will require a Commercial Function Study in 

accordance with the policies of this Plan. 

Permitted Uses 

112. The following uses may be permitted in Neighbourhood Commercial Centres, 

subject to the applicable provisions of this Plan: 

i) commercial, retail and service uses; 

ii) small-scale offices; 

iii) community services and facilities;  

iv) live/work; 

v) multiple unit residential within mixed-use buildings; and 

vi) urban squares. 

123.  Vehicle sales and vehicle repair uses shall not be permitted. 

134. Development will be planned and designed to maintain the principal 

commercial function. Residential uses units are not permitted on the ground floor.  

Height and Density 

145.  The maximum height is six (6) storeys. 

16. For residential development, the maximum net density is 100 units 

per hectare. 

17. Notwithstanding Policy 9.4.45.16, the maximum net density for 

residential development for the Willow Road and Dawson Road 

Neighbourhood Commercial Centre is 150 units per hectare. 

158. Additional building height and density may be considered subject to the 

Height and Density Bonus provisions of this Plan.  

Item 8: The purpose of Item 8 is to renumber section 9.4.5 Service 

Commercial and Section 9.4.6 Mixed Office/Commercial. 

Section 9.4.5 Service Commercial and Section 9.4.6 Mixed/Office Commercial are 

hereby renumbered as follows. 

9.4.56 Service Commercial 

9.4.67 Mixed Office/Commercial 

Item 9: The purpose of Item 9 is to delete policy 9.4.6.9 which references 

height and density bonusing within the Mixed Office/Commercial 

section. 
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Policy 9.4.6.9 is hereby deleted. 

Item 10: The purpose of Item 10 is to revise Schedule 2 Land Use Plan to 

change the land use designation for 721, 727, 731, 735, 737 and 739 

Woolwich Street from Service Commercial to Mixed-use Corridor.  

Item 11: The purpose of Item 11 is to revise Schedule 2 Land Use Plan to 

change the land use designation for 200 Victoria Road South from 

Neighbourhood Commercial Centre to Commercial Mixed-use Centre. 

Item 12:  The purpose of Item 12 is to revise Schedule 2 Land Use Plan to 

change the land use designation for 523 York Road and 494-500 York 

Road from Service Commercial to Commercial Mixed-use Centre. 

Item 13:  The purpose of Item 13 is to revise Schedule 2 Land Use Plan to 

change the land use designation for 540 York Road from Service 

Commercial and Industrial to Commercial Mixed-use Centre. 

Item 14:  The purpose of Item 14 is to revise Schedule 2 Land Use Plan to 

amend the land use designation for 895-919 York Road and 57 Watson 

Parkway North from Service Commercial to Commercial Mixed-use 

Centre. 

Item 15: The purpose of Item 15 is to revise Schedule 2 Land Use Plan to 

amend the legend to change the land use designation title from 

“Community Mixed-use Centre” to “Commercial Mixed-use Centre”. 

 

The following maps display the changes to Schedule 2 as outlined in Items 10 

through Item 14. 
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 THE CORPORATION OF THE CITY OF GUELPH 
 

 
By-law Number (2020) – 20475  

 
A by-law to confirm the proceedings of 
meetings of Guelph City Council held 

January 27, 2020. 
 

 
THE COUNCIL OF THE CORPORATION OF THE CITY OF GUELPH ENACTS 

AS FOLLOWS: 

 

1. Subject to Section 3 of this by-law, every decision of Council taken at the 

meeting at which this by-law is passed, and every resolution passed at that 

meeting, and the City Council meeting of January 27, 2020, shall have the 

same force and effect as if each and every one of them had been the subject 

matter of a separate by-law duly enacted. 

 

2. The execution and delivery of all such documents as are required to give effect 

to the decisions taken at the meeting at which this by-law is passed and the 

resolutions passed at this meeting and the City Council meeting of January 27, 

2020 are hereby authorized. 

 

3. Nothing in this by-law has the effect of giving to any decision or resolution the 

status of a by-law where any legal prerequisite to the enactment of a specific 

by-law has not been satisfied. 

 

4. Any member of Council who disclosed a pecuniary interest at the meeting at 

which this by-law is passed, or at the City Council meeting of January 27, 2020, 

shall be deemed to have disclosed that interest in this confirmatory by-law as 

it relates to the item in which the pecuniary interest was disclosed. 

 

PASSED this TWENTY-SEVENTH day of January, 2020 

 

                
_______________________________ 

CAM GUTHRIE - MAYOR 
 
 

 
             ________________________________ 

STEPHEN O’BRIEN–CITY CLERK 
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